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Office of the Director
2798 Overseas Highway
Suite #400

Marathon, FL 33050
Voice: (305) 289-2517
FAX:  (305)289-2854

Dear Applicant:

County of Monroe

Growth Management Division

We strive to be caring, professional and fair

Board of County Commissioners

Mayor George Neugent, Dist. 2

Mayor Pro Tem Sylvia J. Murphy, Dist. 5

Kim Wigington, Dist. 1
Heather Carruthers, Dist. 3
Mario Di Gennaro, Dist. 4

Date: /02,/97.,2 // 09

This is to acknowledge submittal of your application for /7). (7. ./ /). .

G-7-8 US 1. LLC.

Type of application

to the Monroe County Planning Department.

Project / Name

Thank you.
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Planning Staff
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VIA HAND DELIVERY
December 22, 2009

Mr. Townsley Schwab
Planning Director
Monroe County

2798 Overseas Highway
Marathon, FL 33050

Re: Minor Conditional Use Application

Big Coppitt Key

Dear Townsley,

1le Craig
Comprehensive Planning
Resort/Tourism Planning
Land Use Regulation
Development Feasibility

Site Design
Expert Witness

Mailing address: P. O. Box 970
Key West, FL 33041-0970

Office location: 610 White St.
Key West, FL 33040

Phone: 305/294-1515
Fax: 305/292-1525
E-mail: barb@craigcompany.com

Attached please find the application prepared on behalf our client, 678 US One, LLC.
This is a minor conditional use application for the construction of two light industrial
buildings located on Big Coppitt Key. Our application includes six signed and sealed
sets of plans, one original narrative and appendices, the application check, and mailing

labels.

I am happy to answer any questions you may have on our application. We look forward
to reviewing the project with the Development Review Committee at their earliest

possible convenience in the New Year.

This project requires an allocation for

Nonresidential floor area. If possible, my client would like to be considered for the July
allocation. In order to meet that deadline, we need to move forward quickly. |

appreciate your consideration.

Have a great holiday and please accept my best wishes for the New Year.

Sincerely,

Bow 7&/&4%

Barbara Mitchell
Vice President

Cc: Donald L. Craig, AICP
Gary Burchfield
File
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APPLICATION

MONROE COUNTY
PLANNING & ENVIRONMENTAL RESOURCES DEPARTMENT

An application must be deemed complete and in compliance with the Monroe County Code by the Staff
prior to the item being scheduled for review

Minor Conditional Use Permit Application Fee: $8,484.00

In addition to the application fee, the following fees also apply:
Advertising Costs: $245.00
Surrounding Property Owner Notification: $3.00 for each property owner required to be noticed

Date of Submittal: / /
Month Day Year

Property Owner: Agent (if applicable):

6-F8 (S [, el e Ud g [/Mm.u
Name Name ad
(057 Sipeoihin St i3, bes Ui Pe  @ro Uhie ST, ey (el FL 73040
Mailing Address (Street, City, State, Zip Co&c) '530 vo Mailing Address (Street, City, 'State, Zip Code)
Foo -9 026 | 328 - 274~ (SIS~
Daytime Phone Daytime Phone

bart @ afa’g@w—ﬁﬂ L dam
Email Address Email Address [

Legal Description of Property:
(If in metes and bounds, attach legal description on separate sheet)

1 é F ot 8 Hfucadet Rt of [/0,3¢77" gléc//()m’ﬂw g/g (}D@Qiﬁ

Block /Lot Subdivision Ke
>0 149446 ~oowore HA45e5” Y
co (4 1430~ pwrosw HAYSTF

Real Estate Number Iternate Key Number
oc’?l‘l’ ‘h\'(gE)o»adﬂ na ‘?\Y%P:la Y q e

RN

Street Address (Street, City, State, Zip Code) Approximate Mile Marker
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APPLICATION

Land Use District Designation(s): ~5:&é(/ é&w [544'44 /0 ik CSQ—)

Present Land Use of the Property:  [jzde.{

Proposed Land Use of the Property: A L f/x'f IM//Aﬂ%M g/i/d;;b[,g

Total Land Area: .,u,,yop SF or a#'gﬂ& R X <)

If non-residential or commercial floor area is proposed, please provide:

o Total number of non-residential buildings

3, 002 Total non-residential floor area in square feet

If residential dwelling units are proposed, please provide: /UA

Total number of residential buildings
Total number of permanent, market-rate units
Total number of permanent, affordable / employee housing units

Total number of transient units (hotel rooms, recreational vehicle / campground spaces)

Has a previous application been submitted for this site within the past two years? Yes ___ No )_(_

All of the following must be submitted in order to have a complete application submittal:
(Please check as you attach each required item to the application)

#

gy

HAHIR R

Complete minor conditional use permit application (unaltered and unbound);

Correct fee (check or money order to Monroe County Planning & Environmental Resources);
Proof of ownership (i.e. Warranty Deed);

Current Property Record Card(s) from the Monroe County Property Appraiser;
Location map;

Photograph(s) of site from adjacent roadway(s);

Signed and Sealed Boundary Survey, prepared by a Florida registered surveyor — 6 sets (at a
minimum, survey should include elevations; location and dimensions of all existing structures, paved areas
and utility structures; all bodies of water on the site and adjacent to the site; total acreage by land use
district; and total acreage by habitat);

Written description of project;

Signed and Sealed Site Plans, prepared by a Florida registered architect, engineer or landscape
architect— 6 sets (drawn to a scale of 1 inch equals 20 feet, except where impractical and the Director of
Planning authorizes a different scale). At a minimum, the site plan should include the following:

0 Date, north point and graphic scale;

O Boundary lines of site, including all property lines and mean high-water lines;
O Land use district of site and any adjacent land use districts;

O Flood zones pursuant to the Flood Insurance Rate Map(s);

Page 2 of 4
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APPLICATION

Locations and dimensions of all existing and proposed structures and drives;

Type of ground cover (i.e. concrete, asphalt, grass, rock);

Adjacent roadways;

Setbacks as required by the land development regulations;

Location and dimensions of all parking spaces (including handicap accessible, bicycle and
scooter) and loading zones;

Calculations for open space ratios, floor area ratios, residential density and parking;
Location and type of outdoor lighting;

Extent and area of wetlands, open space areas and landscape areas;

Location of solid waste storage;

Location of sewage treatment facilities;

Location of existing and proposed fire hydrants or fire wells;

Floor Plans for all proposed structures and for any existing structures to be redeveloped — 6 sets
(drawn at an appropriate standard architectural scale and including handicap accessibility features);

Elevations for all proposed structures and for any existing structures to be modified — 6 sets (with the
elevations of the following features referenced to NGVD: existing grade; finished grade; finished floor
elevations (lowest supporting beam for V-zone development); roofline; and highest point of the structure);

Landscape Plan by a Florida registered landscape architect — 6 sets (may be shown on the site plan;
however, if a separate plan, must drawn to a scale of 1 inch equals 20 feet, except where impractical and
the Director of Planning authorizes a different scale). Ata minimum, the landscaping plan should include
the following:

000000 oooog

Date, north point and graphic scale;
Boundary lines of site, including all property lines and mean high-water lines;
Locations and dimensions of all existing and proposed structures and drives;
Open space preservation areas;
Existing natural features;
Size and type of buffer yards including the species, size and number of plants;
Parking lot landscaping including the species, size and number of plants;
Specimen trees, or threatened and endangered plants to be retained and those to be relocated or
replaced;
O Transplantation plan (if required);
Conceptual Drainage Plan - 6 sets (with drainage calculations; existing and proposed topography; all

drainage structures; retention areas; drainage swales; and existing and proposed permeable and
impermeable areas;

Traffic Study, prepared by a licensed traffic engineer;

Construction Management Plan, stating how impacts on near shore water and surrounding property will
be managed (i.e. construction barriers, hay bales, flagging);

Typed name and address mailing labels of all property owners within a 300 foot radius of the
property. This list should be compiled from the current tax rolls of the Monroe County Property
Appraiser. In the event that a condominium development is within the 300 foot radius, each unit owner

must be included;
Letters of Coordination are required from the following:

Florida Keys Aqueduct Authority (FKAA);

Florida Keys Electric Cooperative (FKEC) or Keys Energy Services;
Monroe County Office of the Fire Marshal;

Monroe County Health Department;

Monroe County Solid Waste Management;

O0o0ooonoo

ooooo
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APPLICATION

O Florida Department of Health if wastewater flows are less than or equal to 5,000 gallons per day
or Florida Department of Environmental Protection if wastewater flows exceed 5,000 gallons per

day

If applicable, the following must be submitted in order to have a complete application submittal:

Notarized Agent Authorization Letter (note: authorization is needed from all owner(s) of the subject
property)

Vegetation Survey or Habitat Evaluation Index (please contact Monroe County Environmental
Resources prior to application submittal to determine if this documentation is necessary)

ﬁ Construction Phasing Plan
Kl

Additional Letters of Coordination may be required for your project, please contact with the Planning &
Environmental Resources Department to identify other agencies expected to review the project. Other
agencies may include, but are not limited to

Key Largo Wastewater Treatment District (KLWTD)

South Florida Water Management District (SFWMD)
Florida Department of Transportation (FDOT)

Florida Department of Environmental Protection (FDEP)
Florida Department of State, Division of Historic Resources
Florida Game and Freshwater Fish Commission (FGFFC)
U.S. Army Corps of Engineers (ACOE)

U.S. Fish and Wildlife Service (USFW)

Oo0oOooooo

If deemed necessary to complete a full review of the application, the Planning & Environmental Resources
Department reserves the right to request additional information.

If for any reason the minor conditional use permit application requires review and consideration by the Monroe
County Planning Commission, additional fees, mailing labels and copies of all plans shall be required prior to
item being scheduled for commission review

Sworn before me this  o21  day of &C@V‘éﬁ\'i 2009

il JODELL ROBERTS g /I/\

57 &% Commission DD 741679 a5 & Notary Public
S hEﬂf:sm;‘S"F'ﬁ’V LI My Commission Expires

Please send the complete application package to the Monroe County Planning & Environmental Resources
Department, Marathon Government Center, 2798 Overseas Highway, Suite 400, Marathon, FL 33050.
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Project Overview

The applicant, 6-7-8 US 1, LLC, owns three adjacent lots on Big Coppitt Key, Monroe
County. The property, Lots 6, 7, and 8, Block 1, Amended Plat of Coppitt Subdivision,
is located on the access road adjacent to US 1, approximately mile marker 9.5. The
parcels are currently vacant with the exception of a grandfathered billboard. Each of
these lots is 7,500 square feet for a total project area of 22,500 square feet. This is an
infill site as existing roads and development surround the site. The proposed project
consists of two light industrial buildings each building will be located on one and one
half lots. The subsequent parcels will be 11,250 square feet. Upon completion of
construction, the two parcels will stand independently, and they have been designed to
comply with County Code. Additional improvements to the site include the removal of
the billboard, construction of storm water containment structures, landscaping, exterior
lighting and parking. The development will improve the functionality and appearance of
the site and contribute to the surrounding community by providing attractive warehouse
space.

The existing zoning designation for the site Suburban Commercial (SC), and the future
land use designation is Mixed Use/Commercial (MC). Parcels located to the east and
west are zoned Suburban Commercial. To the north the area is zoned Improved
Subdivision (IS) and is partially developed with single-family residences. Directly to the
south is US Highway 1 and beyond are mangroves and wetlands.

The applicant has requested and received the appropriate State and Federal permits to
fill approximately .52 acres of isolated wetlands that are somewhat degraded and are
vegetated primarily with buttonwood and silverhead with Australian Pines on the
perimeter. Given the location and the quality of the wetlands, the applicant has
provided approximately 1.79 acres of high quality, wetland/upland habitat that is located
on Upper Sugarloaf Key adjacent to lands identified for preservation.

The proposed floor plans indicate that the building can be divided into two units per
building. The decision for the interior layout of the units shall be determined upon the
needs of the tenant and will be defined upon submission of the construction plans for
the building permit. In addition, there is an emergency egress located in the rear of the
building per Monroe County Building Code.

The billboard that is located on Lot 6 will be removed. However, due to the severe
impact of the economic recession, the applicant is proposing to phase the construction
in such a way that Parcel “A” shall be permitted first and Parcel “B” will be permitted
second. Upon issuance of the permits for Parcel “B”, the billboard shall be removed.

Big Coppitt Commercial Buildings
Tl Craig Company
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The applicant is requesting flexibility to start construction, since two NROGO allocations
are required. We would like to suggest and extension of time for an additional year in
order to comply with all permitting requirements.

The proposed redevelopment is a minor conditional use, as a warehouse/light industrial
component is proposed for the less than 2 acre parcel, The applicant will need to apply
with Monroe County for allocations of non-Residential floor area, NROGO, in order to
construct the proposed 5,000 square feet of warehouse.

The following pages contain information that responds to the criteria under Section 9.5-
65 of the Monroe County Land Development Regulations.

Big Coppitt Commercial Buildings
The Craiy Company
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Application History

Since the applicant acquired the property in 2004, the development team has met with
the Planning staff several times to discuss development options and requirements. The
most recent Pre-Application Conference was held on February 9, 2008. A Letter of
Understanding was not requested due to the familiarity of the project with both staff and
the applicant. During this meeting, staff and the applicant agreed that it was acceptable
for the project to obtain Minor Conditional Use approval prior to the division of Lot 7 and
addition of the 1/2 lots to the adjacent parcels ( Lot 6 and 8 respectively).

The applicant started the permitting process with South Florida Water Management
District in 2007. The process to identify and acquire the offsite lands needed to fulfill the
requirement for wetland mitigation was an extremely time consuming and arduous
exercise. However, the applicant was successful and the permit was issued in April
2009.

Big Coppitt Commercial Buildings
The Crsig Company
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Site Photos

Development Site Road
Frontage

Access Road

Access Road Entrance
to US Highway 1

Big Coppitt Commercial Buildings
Te Craig Company
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Adjacent Property to East

Adjacent Property to West

o Winny Digie
Your Neighborhood Supe;
Right on Roosevalt |7 nmgn abead). then 7 m-lg|:gv‘:2(£lmuinﬂuu

Billboard On Lot 6

Big Coppitt Commercial Buildings
The Craig Company
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Request and Background Information

REQUEST:

1. Abpplicant:

The applicant is 6-7-8 US 1, LLC and Barbara Mitchell and The Craig Company is
the agent representing the applicant.

2. Proposed Use & Size:

Currently, the property is vacant with the exception of a billboard located on Lot 6.
The lots will be reconfigured by dividing the center parcel (Lot 7) in half and adding
the land to the adjacent lots to create parcels identified as Parcel A and B. The site
will be developed to create two commercial buildings each containing 2,500 square
feet to be used for light industrial purposes. Each parcel will contain a parking area
with 7 parking spaces (which includes one handicapped space), storm water
containment structures and landscaping.

3. Location:
The property is on Big Coppitt Key and is located on the access road adjacent to US
1. The RE numbers are: Lot 6, 0014930-000000, Lot 7, 00149440-000000, and Lot
8, 00149450-000000.

4. Plans Provided (se Appendices):

* Survey prepared by R.E, Reece, P.A., dated 2/24/04.

» Site and Building Plans, which include elevations and floor plans, prepared by
William P. Horn Architect, P.A.,signed and sealed 10/20/09.

* Landscape plan prepared by The Craig Company, dated December 5, 2009.

* Drainage plans prepared by Perez Engineering & Development, Inc., dated
10/21/09.

BACKGROUND INFORMATION:

1. Land Use District:

Suburban Commercial (SC)

2. Future Land Use Map Designation:

Big Coppitt Commercial Buildings
The Casig Company

Page 6 of 18



Mixed Use/Commercial (MC)
3. Size of Site:
The property contains 22,500 square feet or approximately .516 acres.

4. Existing Vegetation:

The site can be characterized as low quality and degraded wetland. State and
Federal permit have been iu to fill this site.

"
o

Existing Vegetation from
Access Road

Existing Vegetation
Within Development Site

it ’:.-w-_ﬁ.l" : ; f ,f ri-(\:‘\‘
5. Community Character of the Immediate Vicinity:

The project is located adjacent to the US 1 access road in a primarily commercial
section of the highway. The character of the immediate vicinity is mixed use in
nature. To the east is the Key Crematory, to the west is a scarified walled parcel
containing two residences and to the north there is one single-family residence and
a vacant parcel.

Big Coppitt Commercial Buildings
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Consistency Statements

Standards Applicable to All Conditional Uses:

The proposed redevelopment is required to be consistent with all applicable portions of
the Land Development Regulations and the Comprehensive Plan. These regulations
require all major conditional uses to be consistent with Section 110-67. The following
narrative and references to the attached site plans or illustrations indicate how the
proposed redevelopment meets these requirements.

Section 110-67
"The conditional use is consistent with the purposes, goals, objective and
standards of the plan and this chapter.”

1. Compliance with Monroe County Code of Ordinances, Part I, Land
Development:

a. Purpose of the Suburban Commercial (SC) Land Use District, Sections 130-1
and 130-43

Section 130-1 of the Monroe County Code states that "All development within
each land district use district shall be consistent with the purposes stated for that
land use district in this chapter.”

Section 130-43 states that the purpose of the suburban commercial land use
district is "to establish areas of commercial uses designated and intended
primarily to serve the needs of the immediate planning area | which they are
located.

Response: The proposal consists of the development of one 2,500 square foot
structure per parcel on the site containing a warehouse, parking and
landscaping. The project, therefore, will continue as Suburban Commercial and
will serve the needs of the immediate area, which is consistent with Section 130-
43.

b. Permitted Uses, Section 130-93(b)(7)

Minor Conditional Use: Section 130-93(b)(7)

Light industrial uses, provided that: a. The parcel proposed for development does
not have an area of greater than two acres; b. the parcel proposed for
development is separated from any established residential use by at least a class
C bufferyard; and c. all outside storage areas are screened from adjacent uses
by a solid fence, wall or hedge six feet in height.

Big Coppitt Commercial Buildings
Te Ouug Con-{w»y
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d.

Response: The proposed development will contain 2 commercial buildings to be
used for light industrial purposes. The parcel is less than 2 acres. There are two
adjacent residential structures on the north and west side of the parcels, a Class
C buffer is indicated on the proposed landscape plan. With regards to screening
requirements, there are no outside storage areas; however, the proposed
garbage collection areas have been screened with a wooden fence. The
proposed development is consistent with and Section 130-93(b)(7).

NROGO — General Provisions. Section 138-48(a) and NROGO Allocations
Section 138-51(b)

(a) Non-residential ROGO allocation award required: No building permit shall be
issued after January 4, 1996, that results in additional nonresidential floor
area unless that nonresidential development has received a nonresidential
allocation award, or is determined to be exempt as provided in section 138-
50.

(b) Maximum allocation of non-residential floor area by site: The amount of non-
residential floor area to be allocated shall be limited to a maximum of two
thousand five hundred (2,500) square feet for any one site, except for sites
located in a designated community center overlay area.

Response: The applicant proposes to construct two 2,500 square feet of non-
residential floor area, one per parcel, and will apply to Monroe County for a non-
residential floor area allocation award. The project is consistent with Sections
138-48(a) and Section 138-51(b).

Density/Intensity, Section 130-164

Site area — Parcel A: 11,250 square feet or approximately .26 acres
Parce! B: 11,250 square feet or approximately .26 acres

Site Utility Analysis per Parcel: (In Square Feet)
Existing Proposed Total FAR Site Utility %

Non-Residential
Development:
Warehouse/Light 0 2,500 2500 3 74
Industrial

Total Site Utility per Parcel: 74%

The proposed redevelopment is consistent with Sections 130-164.

e. Open Space and Environmental Criteria, Section 130-164

Big Coppitt Commercial Buildings
The Craig Company
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The open space requirement for the Suburban Commercial land use district for
light industry is 0.2.

Response: The proposed development for each parcel will provide over 3,700
square feet of open space which is greater than 33% of the site area and
therefore meets the open space requirement for light industry use. The proposed
development is consistent with Section 130-164.

Minimum Yards Setback, Section 130-186

The minimum yard requirements for the Suburban Commercial land use district
are as follows: a front yard setback of 25 feet, a rear yard setback of 10 feet, and
side yard setbacks such that one side yard must be 10 feet and the other must
be 5 feet.

Response: The proposed redevelopment meets the minimum yard requirements
as shown on the site plan and therefore is in compliance with Section 130-186.

. Height, Section 130-187

No structure or building shall be developed that exceeds a maximum height of 35
feet.

Response: The proposed building will not exceed 35' as shown on the attached
elevation plan and is in compliance with Section 130-187.

. Scenic Corridors/ Bufferyards / Street Trees, Sections 114-124 to -128, Section
114-104

Response: Several landscape buffers are required for this project. The proposed
landscape plan demonstrates that compliance has been met as agreed upon with
the Planning Department staff.

US 1 Buffer: The site is located adjacent to US Highway 1 on Big Coppitt Key. A
Class “C” major street buffer is required. The development proposes a 20’ wide
Class “C” buffer.

District Boundary Buffers: A Class “D” buffer is required on the northern
boundary of the property as shown on the attached Site Plan. The landscape
plan proposes one half of the buffer and shows 10’ wide planting strip. As shown
on the aerial photograph, the lot adjacent to Parcel “A” is developed with a
single-family home and is landscaped, the other lot adjacent to Parcel “B” is
vacant. This solution was discussed and agreed upon with the Planning staff at
the February 2008 meeting. Although the property to the west is zoned
Suburban Commercial, the existing use is residential; therefore a 10’ wide Class
“C” buffer has been provided.

Big Coppitt Commercial Buildings
Tle Crsig Company
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k.

The proposed redevelopment is consistent with Sections 114-124 through 114-
130.

Parking and L oading Standards, Section 114-66 to -69

The parking requirement for industrial uses is 2 spaces per 1,000 square feet of
nonresidential floor area. For all non-residential uses, one (1) 11' X 55' loading
space is required for 2,500 — 19,999 s.f. of non-residential floor area.

Response: Each parcel contains 2,500 square feet of non-residential floor area
and requires 5 parking spaces. A total of 7 parking spaces are proposed, which
includes one handicap space. A loading ramp is proposed that will serve as the
loading zone. Therefore, the proposed development is consistent with Section
114-66 through 114-69.

Parking Lot Landscaping, Section 114-99 and 114-100

All off-street parking areas containing more than six 6 spaces...shall be
landscaped in accordance with the standards set out in section 114-100.

Response: There are a total 7 parking spaces proposed for the site and, a Class
“A” standard is required and has been provided. A total of 938 square feet of
landscape area has been provided around the parking lot and the proposed
planting exceeds the requirement.

Surface Water Management, Section 114-3

Response: All surface water will be managed on site as shown in the drainage
plan attached as an Appendix to this application, which is consistent with Section
114-3.

Wastewater Treatment Criteria, Section 114-5

Response: This site is located within the South Lower Keys Regional Wastewater
Treatment Facility. The plant was completed in June 2009 and the collection
systems are significantly complete. These buildings, when constructed will be
serviced by this facility and is consistent with Section 114-5.

. Flood Plain Management Criteria, Section 122-4

New construction or substantial improvements of any commercial, industrial or
nonresidential structures within zones A1-30, AE and AH on the community's
flood insurance rating map (FIRM) shall have the lowest floor (including
basement) elevated to or above the base flood level...

Big Coppitt Commercial Buildings
Te M W
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Response: The property is located in flood zone AE 10. As noted on the Site
Plan, the site will be filled to a grade of 5.0’ +. Concrete piers will be constructed
to elevate the building to the required grade. All new construction shall have the
lowest floor elevated to or above the base flood level. The proposed
redevelopment is consistent with Section 122-4.

. Environmental Performance Standard, Section 118-1 and -2

Response: This property has been classified as wetlands. The Vegetation Survey
prepared by Julie Cheon in 2004 is included in the Appendix. Since that time,
several storm events have occurred and that survey is not 100% accurate.
However, as discussed earlier, the Applicant has diligently worked thorough the
permitting process with SFWMD and ACOE to mitigate for these wetlands.
Included in this application is the SFWMD permit including the environmental
assessment required for the UMAN. As noted in permit, the vegetation on site is
primarily green buttonwood, among other invasive exotics. This vegetation will
be removed due to the need to fill the property. The proposed redevelopment is
consistent with Section 118-1 and 118-2.

. Transplantation Plan, Section 118-7(1)

Response: The Christmas Berry (two) and the Mahogany Trees (3) were
destroyed during the storm seasons that followed the 2004 Vegetation Survey.
However, the applicant has included Mahogany trees and Christmas Berry as
part of the proposed landscaping. The proposed redevelopment is consistent
with Section 118-7.

. Energy and Conservation Standards, Section 114-45

Response: The proposed redevelopment provides for energy conservation in the
following ways: (1) provision of bicycle racks an (2) installation of native plants
that reduce requirements for water and maintenance. The proposed development
is consistent with Section 114-45.

. Outdoor Lighting, Section 114-159 to -163

All outdoor lighting... shall be designed, located and mounted at heights no
greater than 18 feet for non-cutoff lights and 35 feet for cutoff lights.

All outdoor lighting shall be designed and located such that the maximum
illumination measured in foot-candles at the property line shall not exceed three-
tenths foot-candle for noncutoff lights and one and 1.5 foot-candles for cutoff
lights.

Response: Site lighting is shown on the attached site plan and will not exceed
the requirements of Section 114-159 to -163.

Big Coppitt Commercial Buildings
The Craig Compary
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r.

Access Standards, Section 114-195

No structure or land shall be developed, used or occupied unless direct access to
US 1 or County Road 905 is by way of a curb cut that is spaced at least 400 feet
from any other curb cut that meets the access standards of the Florida
Department of Transportation or an existing street on the same side of US 1 or
County Road 905.

Response: This section of US 1 on Big Coppitt Key has recently been redesigned
by the Florida Department of Transportation. The construction is complete. This
site is served by an access road with controlled ingress and egress to US 1. ltis
in compliance with Section 114-195.

Traffic Study, Section 114-200

Response: A Traffic Impact Report, Level One Study, has been completed by
Traf Tech Engineering, Inc and is included as an Appendix to this application.
The report concludes that the proposed development is estimated to generate
approximately 35 new trips per day. Highway improvements were underway
during the most recent data collection for the Monroe County Level of Service
and Reserve Capacity Report. As a result, the reserve capacity for this segment
was identified as zero. The development team has discussed this situation with
the County’s traffic engineer, Mr. Raj Shanmugam, and it was concluded that the
construction activities skewed the data collection. However, there was reserve
capacity on this segment prior to the construction phase and the improvement
made certainly created some new capacity. The project is in compliance with
Section 114-200.

Clear Site Triangles, Section 114-201

All entrance drives and street intersections shall provide clear site triangles in
both directions as indicated in this section.

Response: Each parcel has a separate entrance as shown on the Site Plan. In
addition, internal circulation, via a driveway opening is proposed. The project
exits to an access road that then provides entry to US Highway 1. However,
adjacent to Parcel A there is an electric pole for the tie line. This pole is located
on FDOT property and is located partially within the clear site triangle. Given the
length of the entrance drive, there is adequate stacking room available for safe
entry onto the access drive. Clear site triangles from the entrance drive are
shown on the attached Site Plan, which is consistent with Section 114-201.

. Handicap Accessibility, Chapter 553, F.S.

Response: A concrete ramp has been provided for access to this single floor
building. In addition, there is one handicap accessible parking space. Each
building has included a provision for handicap accessible bathrooms. The project
is in compliance with Chapter 553, F.S.

Big Coppitt Commercial Buildings
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2. Consistency with the Goals, Objectives and Policies of the Year 2010
Comprehensive Plan:

The proposed development is consistent with the goals, objectives and policies
set forth in Chapter 3 of the Comprehensive Plan. The following objectives and
policies apply to the proposed development.

3.1 Future Land Use

Objective 101.3

Monroe County shall regulate non-residential development to maintain a balance
of land uses to serve the needs of the future population of Monroe County.

Response: The proposed redevelopment is consistent with the Comprehensive
Plan because it proposes non-residential warehouse/light industrial use that are
consistent with the mixed use character of the area and serving the needs of the
community. The Applicant expects the tenants for these buildings will be local
contractors and businesses that will relocate from Stock Island due to the
escalation of land costs in that area.

Objective 101.4

Monroe County shall regulate future development to maintain the character of the
community and to protect the natural resources by providing for the compatible
distribution of land uses consistent with the designations shown on the Future
Land Use Map.

Response: The proposed redevelopment is located on a in-fill site along a
developed section of US Highway 1. It is consistent with the Comprehensive
Plan because it is in keeping with community character of the area and the
existing development located on this island.

Policy 101.4.5

The principal purpose of the Mixed Use/Commercial land use category is to
provide for the establishment of commercial zoning districts where various types
of commercial retail and office may be permitted at intensities which are
consistent with the community character and the natural environment.

Response: The proposed redevelopment is consistent with the Comprehensive
Plan because it meets with the character of the surrounding area and is
consistent with the purpose of the mixed use/commercial zoning district to
provide these types of uses.

Big Coppitt Commercial Buildings
The Crniy Company
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Obijective 101.9

Monroe County shall provide for drainage and stormwater management so as to
protect real and personal property and to protect and improve water quality.

Response: The proposed redevelopment is consistent with the Comprehensive
Plan as shown on the drainage and stormwater management plan attached as
an appendix hereto.

Obijective 101.11

Monroe County shall implement measures to direct future growth away from
environmentally sensitive land and towards established development areas
served by existing public facilities.

Response: The proposed redevelopment is consistent with the Comprehensive
Plan because it will utilize a site designated as infill, is served by existing public
facilities, and is in a commercially developed area.

Goal 102

Monroe County shall direct future growth to lands which are intrinsically most
suitable for development and shall encourage conservation and protection of
environmentally sensitive lands.

Response: The proposed redevelopment is consistent with the Comprehensive
Plan because although it is degraded wetlands, 1.7 acres of high quality
wetlands have been placed into preservation in perpetuity furthering the goals of
the Comprehensive Plan.

3.3 Traffic Circulation
Goal 301

To provide a safe, convenient, efficient, and environmentally-compatible
motorized and non-motorized transportation system for the movement of people
and goods in Monroe County.

Response: Access to the site is from an existing, recently upgrade, access road
to US Highway 1.

3.7 Potable Water
Goal 701

Monroe County shall support FKAA in the fulfillment of their statutory obligation
and authority to provide for a safe, high quality and adequate supply, treatment,
distribution, and conservation of potable water to meet the needs of present and
future residents.

Big Coppitt Commercial Buildings
The M CO"M
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Response: The Florida Keys Aqueduct Authority's existing consumptive use
permit which is good until 2010 authorizes the withdrawal of sufficient quantities
to meet anticipated demands. The proposed development is not expected to
have any effect on potable water withdrawals.

3.8 Solid Waste
Goal 801

Monroe County shall provide for the adequate collection, disposal and resource
recovery of solid waste in an environmentally sound and economically feasible
manner to meet the needs of present and future County residents.

Response: Pursuant to the 2008 Monroe County Public Facilities Capacity
Assessment Report, “The County’s landfills and incinerators are no longer in
operation. The landfill sites are now used as transfer stations.” The Central
Sanitary landfill has capacity for an additional 17 years as of 2008.

3.9 Sanitary Sewer
Goal 901

Monroe County shall provide for the adequate, economically sound collection,
treatment, and disposal of sewage which meets the needs of the present and
future residents while ensuring the protection of public health, and the
maintenance and protection of ground, nearshore, and offshore water quality.

Response: All wastewater generate by this site will be treated by the South
Lower Keys Regional Wastewater Treatment Facility.

3.10 Drainage
Goal 1001

Monroe County shall provide a stormwater management system which protects
real and personal properties, and which promotes and protects ground and
nearshore water quality.

Response: The proposed development will provide a stormwater management
system as shown on the drainage plan attached as an Appendix hereto.

Big Coppitt Commercial Buildings
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Construction Management &
Phasing Plan

The contractor who will conduct all work on the project is Gary the Carpenter, Inc. Local
subcontractors will be used, whenever possible, as to limit the amount of additional
traffic and to support the local economy.

Phasing Schedule

The construction of the building will be done in one phase and will proceed as follows:
Temporary signage will be placed on site for public safety and notification.
Construction debris containers will be located on site.

Recycling containers will be located on site.

The construction of the new building will be completed in one phase.
Complete landscape and stormwater.

®oo o

Waste Generation

(1) Construction Disposal and Recycling Plan

Construction and Clearing Debris

The project site is vacant. All construction debris will be removed via dumpsters by
Solid Waste Management.

Recycling of Clearing and Construction Debris
Any construction debris may be removed from the site and stored for other jobs by the
contractor.

(Il) Recycling Plan

a. Source Separation
All recyclable containers, glass, aluminum and cardboard will be separated either
within the building or at the outdoor recycling area. From there the materials will
be removed to local recycling containers provided by the locally contracted
company serving Stock Island.

b. Site Plan Location. Please see attached site plan.

c. Quantities. Please see table below. In summary, the total annual recyclable
waste created is 1,856 Ibs. The total annual yard waste is estimated at 1,000
Ibs.

(Ill) Disposal Plan
Quantities. Please see Recycling Plan below. At present, there is not a capacity

problem at the Lower Keys Disposal Site, as all waste is removed to a remote location
on the mainland.

Big Coppitt Commercial Buildings
The Craig Company
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Recycling Plan

Recycling Plan Assumptions

Waste Generation

It is estimated that warehouse (2,500 sq. ft.) will generate 126 Ibs. of waste per week,
and a total of 6,552 Ibs. per year.* Therefore, the total waste generated from the two
light industrial buildings is estimated to be 252. Ibs. per week and 13,104 Ibs. per year.

Use Size Week Year
Warehouse Parcel A 2,500 sq. ft. 126.0 Ibs. 6,552.0 Ibs.
Warehouse Parcel B 2,500 sq. ft. 126.0 Ibs. 6.552.0 Ibs.

Total 252.0Ibs. 13,104 Ibs.

Quantity By Composition

ltem Percentage Quantity
Week Year

Paper 65% 163 Ibs 8,476 Ibs
Cardboard 15% 38 Ibs 1,976 lbs
Plastic 6% 15 Ibs 780 lbs
Metals 2% 5 lbs 260 Ibs
Other 12% 30 lbs 68 |bs
Yard Waste

Estimated @ 1,000 Ibs. per year.

Recyclables
Assume that 70% of all paper, cardboard, plastic and metals can be recycled. The
total recyclables expected are: weekly 154 Ibs. and annually 1,856 Ibs.

*Source: Tables from Westchester County's Solid Waste Management Plan, August 1989

Big Coppitt Commercial Buildings
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Authorization Letter



Oet. 2%, 1009
(Date)

I hereby authorize m 6/f dg é By, be listed as authorized agent

(Nanke of &ent)

for 6 % Us / LL‘d/ for the purpose of conducting all business necessary to
{(Name of Owner(s) / Applicant)
2 Ladustrjor Build .
fitocsss 4id obtain approval in regard to e 5{4 é%[lf gl for Min2r M MW’M
(Project Name) (Application Type)
forReal Estate No(s): OO/ $ 930 -00wdD ! 00/Y$¥YD- povavD : 00/Y ¥ ¥S0 - 000000 from

the Monroe County Planning and Environmental Resources Department.

This authorization becomes effective on the date this affidavit is notarized and shall remain in effect until
terminated by the undersigned. This authorization acts as a durable power of attorney only for the purposes
stated.

The undersigned understands the liabilities involved in the granting of this agency and accepts full responsibility
(thus holding Monroe County harmless) for any and all of the actions of the agent named, related to the
acquisition of permits for the aforementioned applicant.

Note: Authorization is needed fromreach~pwner of the subject-property. Therefore, one or more authorization
forms must be submitted with ¢he application if ers/?

Owner(s) / A;@Signature \

Plﬁnted Name of Owner(s) / Applicant e Qupet % 2 M/M/

NOTARY:

STATE OF FLORIDA

COUNTY OF MONROE

The foregoing instrument was acknowledged before me this 22 day of eoct , 200 9.
éal’)‘ ’QVVC&I Tf:;c {V{ is _l/ personally known produced identification

C Type of Identification), did / did not take an oath.

1013

s 1,

VM
&

Gl

s,
e,

%,
*O

RAYMOND . 1 vy,

§ 2 N :
Notary Lo AVIE, OB Public - Siatg or gy f
Zole I o/, 5 Commlssion ire E
DS Comm s May 15, 2012
IR Bondeq Throggnn, - 20 788178

{0ugh National Notary Assn

4/2008



Proof of Ownership - Deed



. This lastrument Prepared by & Keturn to:
Charles McCoy

Atlantic Title & Abstract Co., LLC
mla.(l‘a:oliln: Street, Key West, FL 33040 MONROE COUNTY
OFFICIAL RECORDS

Folio No. 149430/149440/149450
File No. 2004-106 FILE 1 43241 4

BK#1 985 PGt21 13

RCD Mar 22 2004 ©3:58PM
DANNY L KOLHAGE, CLERK

Warranty Deed DB% D¢ Smﬁzoso.oe

03/22/2004 ~ DEP CLK

This Warranty Deed, dated this ‘ L b day of March, 2004, by Carmelo Vitale a/k/a Carlos
Carmelo Vitale, a single man, of 14655 S.W. 232 Street, Miami FL 33170, hereinafter called the
Grantor, to 6-7-8 US 1, L.L.C. , a Florida Limited Liabllity Company, of 728 Prado Circle, Key
West FL 33040, hereinafter called the Grantee.  See Attached Exhibit "A".

Witnesseth: That said Grantor, for and in consideration of the sum of $10.00 and other valuable
considerations, lawful money of the United States of America, the receipt whereof is hereby
acknowledged, hereby grants, bargains, sells, aliens, remises, releases, conveys and confirms unto the
Grantee, all that certain land situate in Monroe County Florida, viz:

Lot 6 and 7, Block 1, AMENDED PLAT OF COPPITT SUBDIVISION (a Resubdivision of Plat Book 3,
Page 116), according to the Plat thereof, recorded in Plat Book 4, Page 50, of the Public Records of Monroe
County, Florida and Lot 8, Block |, AMENDED PLAT OF COPPITT SUBDIVISION (a Resubdivision of
Plat Book 3, Page 116), according to the Plat thereof, recorded in Plat Book 4, Page 50, of the Public
Records of Monroe County, Florida.

SUBJECT TO: Taxes for the year 2004 and all subsequent years, conditions, restrictions and
reservations of record, zoning ordinances and easement for public utilities, if any.

Together with all the tenements, hereditaments and appurtenances thereto belonging or in anywise
appertaining.

To Have and to Hold, the same in fee simple forever.
The subject property is not the homestead property of Grantor.

And the Grantor hereby covenants with said Grantee that the Grantor is lawfully seized of said land in
fee simple, that the Grantor has good right and lawful authority to sefl and convey said land; that the
Grantor hereby fully warrants the title to said land and will defend the same against the lawful claims
of all persons whomsoever; and that said land is free of all encumbrances, except taxes accruing
subsequent to 2003, reservations, restrictions and easements of record, if any.

In Witness Whereof, Grantor has hereunto set Grantor’s hand and seal the day and year first above
written.

Signed, sealed and delivered in our presence:

I Gl LRl

WITNESS CARMELO VITALE, a/k/a
Printed name: Donna L Pasker CARLOS CARMELO VITALE

P,
WITNESS ﬁ%fiwéﬁ‘fre//

Printed name:

STATE OF FLORIDA
COUNTY OF MONROE

The foregoing instrument was acknowledged before me this [Zrday of March, 2004, by Carlos
Carmelo Vitale, a/k/a Carmelo Vitale, who are known to me, or who have produced

nsé Daf phojg 1) as identification.
[seal] } &2,  DONNAL PASKER
%wf MY COMMISSION # DD 155505 / —
LAy

EXPIRES: October 8, 2000 4
14003NOTARY AL Notary Service & Bonding. inc. Notamm




FILE NO:2004-106

STATE OF FLORIDA
COUNTY OF MONROE

a
FILE $1 43241
mKe1OSS PG#2114

AFFIDAVIT

On this day beforc me the undersigned authority personally appeared Carmelo Vitale who being first duly swom,

deposes and says:

That my name is Carmelo Vitale and that I am one and the same person as Carlos Carmelo Vitale which name(s)
appear(s) on papers used in connection with the sale and/or purchase and/or mortgaging of the following described

property to wit:

Lot 6 and 7, Block 1, AMENDED PLAT OF COPPITT SUBDIVISION (a Resubdivision of Plat Book 3, Page 116), according to the
Plat thereof, recorded in Plat Book 4, Page 50, of the Public Records of Monroe County, Florida and Lot 8, Block 1, AMENDED
PLAT OF COPPITT SUBDIVISION (a Resubdivision of Plat Book 3, Page 116), according to the Plat thereof, recorded in Plat Book
4, Page 50, of the Public Records of Monroe County, Florida.

Dated, this _| ¥~ day of_ﬁ/w/f ., ?mn’/-

Castrnelo { I[Z;Z!

Carmelo Vitale

Swom to and subscribed before me this _{ ¥ day of }’}'LW -
personally known to me or who has produced a driver license as identification. 4 WS DoT 1D cont .

AR —

My commission expires:

, VW‘{ , by Carmelo Vitale is

Printed Name:
Notary Public
Serial Number

MY COM
%'Iu &J EXPIRES: £xc100er 8, 2008
1400 NOTARY AL Kot 47

MONROE COUNTY
OFFICIAL RECORDS

EXHIBIT

Wi
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Aerial Photograph
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The following report includes, a site description, a list of vegetation located on site, one map indicating
the location of relevant features and Listed species (“Map Attachment A™), one map illustrating the
wetland delineation (Map Attachment B), and photographs of the property. Please note, map feature
locations were determined in relation to the four corner survey stakes, and are approximate due to the
existing vegetation and the limits of the measuring devices used (measuring tapes).

Site visits were performed on the above referenced property on August 31, 2004 and September 25, 2004

For purposes of this report Lots 6, 7 and 8, Block 1 of Coppitt Subdivision, Amended, will be referred to
as “the property”.

Site Description:
The property is bordered on the west by a scarified, walled, parcel consisting of two residential structures,

and on the east by a scarified, filled, fenced parcel occupied by a concrete structure (Keys Crematory).
The northern property line is adjacent to a single family residence and a vacant lot. The southern property
line is bordered by an unimproved roadway and bike path adjacent to US 1. For purposes of this report
the front of the property is considered that which borders the unimproved roadway.

The property is unimproved, and as indicated in “Map Attachment A”, is dominated by wetland species,
predominantly grasses and groundcovers along with pockets of scrub buttonwoods. The parcel is slightly
lower in elevation than the surrounding properties and appears to be occasionally flooded. In addition, the
property also exhibited several wetland indicators including, algal mats, aufwuchs and wrack lines. The
majority of the site would be considered wetlands per chapter 62-340 of the Florida Administrative Code
(FAC), and likely to be considered jurisdictional by the Army Corps of engineers (ACOE) and the
Department of Environmental Protection (DEP). The elevation increases slightly along the eastern and
western property lines where the wetland areas give way to narrow upland strips covered with a mix of
Invasive Exotic and Native vegetation as well as landscape debris. The elevation on the eastern property
line appears to be due to overflow fill from the adjacent parcel. The elevation on the western property
line may also be “escaped fill” and/or ongoing landscape dumping. “Map Attachment B” indicates the
approximate wetland line as determined by this Biologist using Chapter 62-340, F.A.C. Due to
limitations of the measuring devices used the measurements shown are approximate. The lines, however,
have been flagged, should a wetland boundary survey be required. This delineation may vary from the
local permitting agencies formal delineations. Please consult the ACOE, DEP and Monroe County (MC)
for official delineations.

Also located on the parcel is a billboard, located at the front of lot 6, an abandoned lawnmower and a
number of woodchip piles, the larger of which are indicated on “Map Attachment A”,
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Species of Note

There are three Listed species on site, Phyla nodiflora (Match Weed, Regionally Important) Lycium
carolinianum (Christmas Berry, Regionally Important) and Swietenia mahagoni (Mahogany,
Endangered).

A species is considered Listed if it is designated Endangered, Threatened, Regionally Important, or
Commercially Exploited, or if it is a Native species greater than 4” diameter at breast height. All listed
species require mitigation if impacted by development and all have been tagged on site.

Match Weed is a matted ground cover, of which two patches are found on lot eight. As it is not possible to
tag each individual plant, tags have been placed on representative plants in each patch. Both areas may be
successfully transplanted if sufficient soil is removed with the plant material.

Christmas berry is a small shrub, of which 2 struggling specimens were located amongst a pile of logs at
the rear of lot six. Each plant has been tagged.  As these plants are located along the rear property line,
they are not likely to be impacted by any proposed development; however care should be taken when
removing the surrounding logs. If necessary these specimens may also be transplanted if care is taken.

Three Mahoganies are located along the fence line of lot 6. All three appear to have been juvenile trees
which were previously cut slightly above grade and have since re-sprouted. Should these specimens
mature they will likely be in a disfigured, weakened state, possibly becoming hazardous trees.
Replacement is recommended for these specimens.

Please note, current Monroe County Land Development Regulations require transplantation or
replacement at a two to one ratio of the aforementioned listed species, should they be impacted. Changes
to the code are currently under consideration, which would require a monetary contribution to the Monroe
County Restoration Fund in lieu transplantation or replacement. The method of mitigation will be
determined by the code in effect at the time of application.

The property also contains two Invasive Exotic Species. A row of relatively small Australian Pines
borders the eastern property line. Brazilian Pepper is scattered around the perimeter, particularly along the
western and northern property lines. Both of these species are required to be removed prior to a
Certificate of Occupancy being issued.

Appropriate permits must be obtained from MC prior to removal of any vegetation. Please consult the
MC Biologist for specific requirements.

Please feel free to direct any questions regarding this report to the author at the above referenced contacts.
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Scientific Name
Agalinis maritime

Alternanthera maritima
Andropogon glomeratus
Bacopa monnieri
Bidens alba

Borrichia frutescens
Casuarina equisetifolia
Cenchrus spinifex
Conocarpus erectus
Cyperus spp.

Distichlis spicata
Eustachys glauca
Fimbristylis castanea
Ipomoeas sp.

Lycium carolinianum

Metopium toxiferum

Mikania scandens

Phyla nodiflora

Common Name

Saltmarsh false
foxglove

Chaff-Flower

Broom Grass

Bacopa

Spanish Needles

Sea Daisy

Australian Pine
Coastal Sand Spur
Green Buttonwood
Flat Sedge

Salt Grass

Saltmarsh Finger Grass
Saltmarsh Fringe Rush
Morning Glory
Christmas Berry

Poison Wood

Climbing Hemp Vine

match weed

Status Wetland Notes
Status
OBL
N FACW
N FACW
OBL Patch on lot 8
FAC
N OBL infrequent
EX FAC Eastern Property Line
FACW
N FACW  Scrub specimens
e
N OBL
FACW
OBL
1 not I tenuissima
RI OBL One specimen in log pile
N Small specimens-eastern
prop line
FACW
RI FAC 2 patches Lot 8
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Pithecellobium Blackbead N
guadalupense
Pluchea sp. Fleabane N FACW
Schinus terebinthifolia  Brazilian Pepper IEX FAC
Spartina spp. Cord Grass N OBL
Sporobolus virginicus Seashore Dropseed N OBL
Grass
Stenotaphrum St Augustine Grass ex
secundatum
Exotic Palm e
Exotic Papaya e
Exotic Almond e
Unidentified ground e
cover
Key ~ Status Key ~ Wetland Status
AANAANAANNAANANAAANANAAAAAAAANAAANAAAAAANANAAAAAAAAA,S NASRAAAAAAAAAAAAAAAANAN, %
CE  Commercially Exploited All Protected OBL Obligate
e Exotic non-native (may be naturalized) FACW Facultative Wet
END Endangered All Protected FAC Facultative
IEX Invasive Exotic Removal Prior to CO Required UPL Upland §
N Native > 4” dbh protected é/vvvvvvvvvvwvvvgvvvvvvvvvvvvvw
RI Regionally Important All protected
T Threatened All Protected %

NANAAANANNNAANAANNAANNAAANNANANANAAAAAANAAAANANANAANAAAAAAAAANAS
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Map Attachment B

£

(%

CAP #6884

I 50.00

Wetland Area

Wetland Delineation using Chap 62-340 FAC**

All measurements are Approximate using the four
corner stakes for reference.

** Please see ACOE, DEP and Monroe County for
Official Wetland Delineations.




Coppitt, Amended B1, L7
Standing @ the Road lookingito the Rear
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Coppitt, Amended, B1, L8
Standing @ the Road Looking to the Rear




State and Federal Permitting
(SFWMD and ACOE)



2 DEPARTMENT OF THE ARMY
o YA JACKSONVILLE DISTRICT CORPS OF ENGINEERS
£ 9900 SW 107™ AVENUE, SUITE 203
MIAM), FLORIDA 33178

REPLY TO
ATTENTION OF

Miami Permits Secrion
SAJ- 2008-5021 (IP-INS)

.
£€-7-8 U3

Wa have "cmp; Led our review of youz Department of the Army
permit application SAJ- 2006-5021 to £i11 0.5% acres of wet lands
Lo cons JULV & varehouse, office and rrtn*l Bpace, parking
areas, driveways and access points to and from U.S. 1, injover
waters of the United States. The h*“*ect ig lcecated on US
1/0verseas Highway, legaily described as Lots 5, 7, and g, R

P &7 ~J»..:..4' i

1, 9f the Coppit subdivision, in Section 22, ro;rshl
Range 26 East, Big Coppit 3

"§.
KN
ipe
[
r_

7
Key, Monroe County, Flerida

Although the U.$. Army Corps of Engineers (Corps) is
prepared to take final action on the appiication, bv Federai: law
no final action can be taken until a Stare Secticn 403 Watrer
Quality Certification (WQC) has baen issued or waived and vhe
State has concurred wich an applicant's Coastal Zone Managsment
{CZM) consistency determination or concurrence has been
presumed.  We have ne writtenm :indicarion thatr the State has

{ &
igsued cervtificaticn for the work. If the State Fail
refuses to act within 6 months from the date the Stan
the application complete, the Secticn 401 WQC requirement and
CZM consistency will be an iwomatically waived or zonsidered
preasumed, and the Corps will take fina gctlon ornn the permii
application.

Once the State has issued or waived the reguired Section 401
ROC and/or concurred with youv CZM consistency deteimination,
you will nesd te provide us with a copy ©f the State's permit
Jpon receipt of State approval <¢r waiver, Final action on hh;
De rement of the Army permit application will be taken,

..J
of the date of this letter and there have been no
significant changes in the Corps’' evaluation policies duriag
that period nor any significant project modifications.

Da @ 1

roviding the State's approval or waiver is turnished witnin 1
265

a1

m o u,-
|D



Conditicng of the State Secrion 401 WQC and/or the State T2ZM
concurrence will become conditions to any final ;eg tment of
the Rrmy permit. Should the Stare's aotion on the K“GUlIEd
certification or concurrence appxov' a project different fromw
that shown on the current ahp ication, a modification to Lhe

-

L 1&
application will he required Please notify us when ku suivnin
copies of the State certificatd ion/permit of any such changes.
Substantial changes may *GGLl’. a new permit eva}uat;rv Lrocess,
including issuance of a new public notice.

1f the State denieg the required Section 401 WQC and/or does
not concur with your CZM consi*?eﬂcy determination, then tne
permit could be denied without pre zjudice. If you should
subqequently obtain Section 401 WOC and/onr a (2M cons arency

determination concurrence, you should contact this of
determine how o proceed with Youy permit application.

You are cautioned that commencement of the work prior Lo
Department of the Army authorizavion would constitute a
violation of Federal laws and subjecr you to further enforcemenc
atticn.  Receipt of a permwmit from the Department of
Bunvironmental Protectio ter Management District does not
sbviate the reguirement Ffor obtaining a Deparrment of the Army
permit prior to commenci ng the work.

rr
et
Koo
C

pe

Any questions concerning the application should be directed
Lo Ingrid N. Soteio at the letterhead address or by telephons at
305-779-6054 .

5 /;,’ ey A\\ e -
ﬁ/ 7 ; :
Lizy David S, Hobg&e
ﬁ " Chief, Regg&a»ory Divigion
. ‘,f
& e
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SOUTH FLORIDA WATER MANAGEMENT DISTRICT
ENVIRONMENTAL RESOURCE
STANDARD GENERAL PERMIT NO. 44-00423.P
DATE ISSUED:April 24, 2009

Form #0941
08/95

PERMITTEE: 678US1LLC
728 PRADO CIR
KEY WEST, FL 33040

PROJECT DESCRIPTION: Construction and operation of a surface water management system to serve 0.52-
acres of commercial development known as Big Coppitt Commercial Center and to
authorize 1.79 acres of offsite wetland mitigation to offset 0.52 acre of project related
wetland impacts.

PROJECT LOCATION: MONROE COUNTY, . SEC 22 TWP 67S RGE 26E
PERMIT DURATION: See Special Condition No:1. See attached Rule 40E-4.321, Florida Administrative
Code.

This is to notify you of the District's agency action conceming Notice of Intent for Permit Application No. 080717-3, dated July 17, 2008. This
action is taken pursuant to Rule 40E-1.603 and Chapter 40E-40 , Florida Administrative Code (F.A.C.).

Based on the information provided, District rules have been adhered to and an Environmental Resource General Permit is in effect for this
project subject to:

1. Not receiving a filed request for a Chapter 120, Fiorida Statutes, administrative hearing.
2 the attached 19 General Conditions (See Pages: 2 - 4 of 6),

3. the attached 20 Speciai Conditions:(See Pages : 5- 6 of 6)and

4 the attached 3 Exhibit(s)

Should you object to these conditions, please refer to the attached *Nolice of Rights" which addresses the procedures to be foilowed if you
desire a public hearing or other review of the proposed agency action. Please contact this office if you have any questions concerning this
matter. If we do not hear from you in accordance with the "Notice of Rights,” we will assume that you concur with the District's action.

CERTIFICATE OF SERVICE
| HEREBY CERTIFY that a "Notice of Rights" has been mailed to the Permittee (and the persons listed in the

attached distriutjon list) no later than 5:00 p.m. on this 24th day of April, 2009, in accordance with Section
120.60031 FigAd St .
BY:/ / /

on{l\ﬁf.' aterhelse, P.E.
eputy Director
Environmental Resource Regulation Department

Certified mail number 7005 0321 0005 9821 8973

Page 1 0f 6
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Application No.: 080717-3° .

Page 2 of 6

GENERAL CONDITIONS

All activities authorized by this permit shall be implemented as set forth in the plans, specifications and
performance criteria as approved by this permit.  Any deviation from the permitted activity and the

conditions for undertaking that activity shall constitute a violation of this permit and Part IV, Chapter 373.
F.S.

This permit or a copy thereof, complete with all conditions, attachments, exhibits, and modifications shall
be kept at the work site of the permitted activity. The complete permit shall be available for review at the
work site upon request by District staff. The permittee shall require the contractor to review the complete
permit prior to commencement of the activity authorized by this permit.

Activities approved by this permit shall be conducted in a manner which does not cause violations of State
water quality standards. The permittee shall implement best management practices for erosion and
pollution control to prevent violation of State water quality standards. Temporary erosion control shall be
implemented prior to and during construction, and permanent control measures shall be completed within
7 days of any construction activity. Turbidity barriers shall be installed and maintained at afl locations
where the possibility of transferring suspended solids into the receiving waterbody exists due to the
permitted work. Turbidity barriers shall remain in place at all locations until construction is completed and
soils are stabilized and vegetation has been established. All practices shall be in accordance with the
guidelines and specifications described in Chapter 6 of the Florida Land Development Manual; A Guide to
Sound Land and Water Management (Department of Environmental Regulation, 1988), incorporated by
reference in Rule 40E-4.091, F.A.C. unless a project-specific erosion and sediment control plan is

approved as part of the permit. Thereafter the permittee shall be responsible for the removal of the

“barriers. The permittee shall correct any erosion or shoaling that causes adverse impacts to the water

fesources.

The permittee shall notify the District of the anticipated construction start date within 30 days of the date
that this permit is issued. At least 48 hours prior to commencement of activity authorized by this permit,
the permittee shall submit to the District an Environmental Resource Permit Construction Commencement
Notice Form Number 0960 indicating the actual start date and the expected construction completion date.

When the duration of construction will exceed one year, the permittee shall submit construction status
reports to the District on an annual basis utilizing an annual status report form. Status report forms shall
be submitted the following June of each year.

Within 30 days after completion of construction of the permitted activity, the permitee shall submit a written
statement of completion and certification by a professional engineer or other individual authorized by law,
utilizing the supplied Environmental Resource/Surface Water Management Permit Construction
Completion/Certification Form Number 0881A, or Environmental Resource/Surface Water Management
Permit Construction Completion Certification - For Projects Permitted prior to October 3, 1995 Form No.

0881B, incorporated by reference in Rule 40E-1.659, F.AA.C. The statement of completion and

certification shall be based on onsite observation of construction or review of as-built drawings for the

purpose of determining if the work was completed in compliance with permitted plans and specifications.
This submittal shall serve to notify the District that the system is ready for inspection. Additionally, if
deviation from the approved drawings are discovered during the certification process, the certification must
be accompanied by a copy of the approved permit drawings with deviations noted. Both the original and
revised specifications must be clearly shown. The plans must be clearly labeled as "as-built” or "record"

drawings. All surveyed dimensions and elevations shall be certified by a registered surveyor,

The operation phase of this permit shall not become effective: until the permittee has complied with the
requirements of condition (6) above, and submitted a request for conversion of Environmental Resource
Permit from Construction Phase to Operation Phase, Form No. 0920; the District determines the system to
be in compliance with the permitted plans and specifications; and the entity approved by the District in
accordance with Sections 9.0 and 10.0 of the Basis of Review for Environmental Resource Pemit
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GENERAL CONDITIONS

Applications within the South Florida Water Management District, accepts responsibility for operation and
maintenance of the system. The permit shall not be transferred to such approved operation and
maintenance entity until the operation phase of the permit becomes effective. Following inspection and
approval of the permitted system by the District, the permitiee shall initiate transfer of the permit to the
approved responsible operating entity if different from the permittee. Until the permit is transferred
pursuant to Section 40E-1.6107, F.A.C., the permittee shall be liable for compliance with the terms of the
permit.

Each phase or independent portion of the permitted system must be completed in accordance with the
permitted plans and permit conditions prior to the initiation of the permitted use of site infrastructure
located within the area served by that portion or phase of the system. Each phase or independent portion
of the system must be completed in accordance with the permitted plans and permit conditions prior to
transfer of responsibility for operation and maintenance of the phase or portion of the system to a local
government or other responsible entity.

For those systems that will be operated or maintained by an entity that will require an easement or deed
restriction in order to enable that entity to operate or maintain the system in conformance with this permit,
such easement or deed restriction must be recorded in the public records and submitted to the District
along with any other final operation and maintenance documents required by Sections 9.0 and 10.0 of the
Basis of Review for Environmental Resource Permit applications within the South Florida Water
Management District, prior to lot or units sales or prior to the completion of the system, whichever comes
first. Other documents conceming the establishment and authority of the operating entity must be filed
with the Secretary of State, county or municipal entities. Final operation and maintenance documents must
be received by the District when maintenance and operation of the system is accepted by the local
government entity. Failure to submit the appropriate final documents will result in the permittee remaining
liable for carrying out maintenance and operation of the permitted system and any other permit conditions.

Should any other regulatory agency require changes to the permitted system, the permittee shall notify the
District in writing of the changes prior to implementation so that a determination can be made whether a
permit modification is required.

This permit does not eliminate the necessity to obtain any required federal, state, local and special district
authorizations prior to the start of any activity approved by this permit. This permit does not convey to the
permittee or create in the permittee any property right, or any interest in real property, nor does it authorize
any entrance upon or activities on property which is not owned or controlled by the permittee, or convey
any rights or privileges other than those specified in the permit and Chapter 40E-4 or Chapter 40E-40,
F.AC.

The permittee is hereby advised that Section 253.77, F.S. states that a person may not commence any
excavation, construction, or other activity involving the use of sovereign or other lands of the State, the title
to which is vested in the Board of Trustees of the Internal Improvement Trust Fund without obtaining the
required lease, license, easement, or other form of consent authorizing the proposed use. Therefore, the
permittee is responsible for obtaining any necessary authorizations from the Board of Trustees prior to
commencing activity on sovereignty lands or other state-owned lands.

The permittee must obtain a Water Use permit prior to construction dewatering, unless the work qualifies
for a general permit pursuant to Subsection 40E-20.302(3), F.A.C., also known as the "No Notice" Rule.

The permittee shall hold and save the District harmless from any and all damages, claims, or liabilities
which may arise by reason of the construction, alteration, operation, maintenance, removal, abandonment
or use of any system authorized by the permit.

Any delineation of the extent of a wetland or other surface water submitted as part of the permit
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GENERAL CONDITIONS

application, including plans or other supporting documentation, shall not be considered binding, unless a

specific condition of this permit or a formal determination under Section 373.421(2), F.S., provides
otherwise.

The permittee shall notify the District in writing within 30 days of any sale, conveyance, or other transfer of
ownership or control of a permitted system or the real property on which the permitted system is located.
All transfers of ownership or transfers of a permit are subject to the requirements of Rules 40E-1.6105
and 40E-1.6107, F.A.C.. The permittee transferring the permit shall remain liable for corrective actions

that may be required as a result of any violations prior to the sale, conveyance or other transfer of the
system.

Upon reasonable notice to the permittee, District authorized staff with proper identification shall have
permission to enter, inspect, sample and test the system to insure conformity with the plans and
specifications approved by the permit.

If historical or archaeological artifacts are discovered at any time on the broject site, the permittee shall
immediately notify the appropriate District service center.

The permittee shall immediately notify the District in writing of any previously submitted information that is
later discovered to be inaccurate.
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SPECIAL CONDITIONS

The construction phase of this permit shall expire on April 24, 2014.
Operation of the surface water management system shall be the responsibility of PERMITTEE.

The permittee shall be responsible for the correction of any erosion, shoaling or water quality problems
that result from the construction or operation of the surface water management system.

Measures shall be taken during construction to insure that sedimentation and/or turbidity violations do not
occur in the recelving water.

The District reserves the right to require that additional water quality treatment methods be incorporated
into the drainage system if such measures are shown to be necessary.

Facilities other than those stated herein shall not be constructed without an approved modification of this
permit.

A stable, permanent and accessible elevation reference shall be established on or within one hundred
(100) feet of all permitted discharge structures no later than the submission of the certification report. The
location of the elevation reference must be noted on or with the certification report,

The permittee shall provide routine maintenance of all of the components of the surface water
management system in order to remove all trapped sediments/debris. All materials shall be properly
disposed of as required by law. Failure to properly maintain the system may result in adverse flooding
conditions.

This permit is issued based on the applicant's submitted information which reasonably demonstrates that
adverse water resource related impacts will not be caused by the completed permit activity. Should any
adverse impacts caused by the completed surface water management system occur, the District will
require the permittee to provide appropriate mitigation to the District or other impacted party. The District
will require the permittee to modify the surface water management system, if necessary, to eliminate the
cause of the adverse impacts.

The permittee acknowledges, that pursuant to Rule 40E-4.101(2), F.A.C., a notice of Environmental
Resource or Surface Water Management Permit may be recorded in the county public records. Pursuant
to the specific language of the rule, this notice shall not be considered an encumbrance upon the
property.

Minimum building floor elevation: 10.00' NGVD

All contractors must be provided with a copy of the staff report and permit conditions prior to the
commencement of construction. The permittee is responsible for ensuring that all contractors adhere to
the project construction details and methods indicated on the attached permit Exhibits and described
herein.

The offsite mitigation area will be managed in perpetuity in accordance with Exhibit No. 3.2 for the
preserved wetland/upland areas to ensure the integrity and viability of those areas as permitted.

Spoil generated from the construction authorized by this permit must be placed on an upland site and
contained in such a manner as to prevent erosion into wetlands or other surface waters.

The District reserves the right to require remedial measures to be taken by the permittee if monitoring or
other information demonstrates that adverse impacts to onsite or offsite wetlands, upland conservation
areas or buffers, or other surface waters have occurred due to project related activities.

A mitigation program for the Big Coppitt Commercial Center shall be implemented in accordance with
Exhibit No. 3.1. The permittee shall preserve 1.29 acres of tidal wetlands and 0.50 acre of tropical upland
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SPECIAL CONDITIONS

hammock. This 1.79 acre conservation area will be conveyed to the Florida Board of Trustees of the
Internal Improvement Trust Fund. Subsequent to the property transfer, the land will managed in perpetuity
by the Florida Fish and Wildlife Conservation Commission in accordance with the provisions of the Florida
Keys Wildlife and Environmental Area Conceptual Managment Plan and the provisions of this permit,

The proposed development site on Big Coppitt Key contains isolated wetlands that are somewhat
degraded due to surrounding roads and development and a lack of any tidal inundation. While the
development site was not observed to be utilized by endangered species, threatened species and/or
species of special concem, it shall be the permittee’s responsibility to coordinate with the Florida Fish and
Wildlife Conservation Commission and/or the U.S. Fish and Wildlife Service for appraopriate guidance,
recommendations and/or necessary permits to avoid impacts to listed species.

Activities associated with the implementation of the mitigation plan shall be completed in accordance with
the work schedule attached as Exhibit No. 3.3. Any deviation from these time frames will require prior
approval from the District's Environmental Resource Compliance staff. Such requests must be made in
writing and shall include (1) reason for the change, (2) proposed start/finish and/or completion dates; and
(3} progress report on the status of the project development or mitigation effort.

Per Exhibit 3.3, prior to commencement of construction at the project site and prior to incurring any onsite
wetland impacts, the permittee will provide documentation verifying the offsite mitigation area has been
successfully transfered to the Florida Board of Trustees and subsequently modify the Big Coppitt
Commercial Center Environmental Resource Permit to reflect this change in ownership and perpetual
management per Exhibit 3.2. )

This permit does not eliminate the need to obtain any and all necessary easements and rights of way prior
to the start of any activity approved herein. This permit does not convey to the permittee, or create for the
permittee, any property right, or any interest in real property; nor does it authorize any entrance upon, or
activities on, property which is not owned or controlled by the permittee; or convey any rights or privileges
other than those specified in the permit and Chapter 40E-4 or Chapter 40E-40, F.A.C..
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Environmental Resource Permits Chapter 40E-4 (July 22, 2007)

40E-4.321 Duration of Permits.

(1) Unless revoked or otherwise modified the duration of an environmental resource
permit issued under this chapter or Chapter 40E-40, F.A.C., is as follows:

{a) For a conceptual approval, two years from the date of issuance or the date specified
as a condition of the permit, unless within that period an application for an individual or
standard general permit is filed for any portion of the project. If an application. for an
environmental resource permit is filed, then the conceptual approval remains valid until final

action is taken on the environmental resource permit application. If the application is
granted, then the conceptual approval is valid for an additional two years from the date of
issuance of the permit. Conceptual approvais which have no individual or standard general
environmental resource permit applications filed for a period of two years shall expire
automatically at the end of the two year period.

(b) For a conceptual approval filed concurrently with a development of regional impact
(DRI) application for development approval (ADA} and a local government comprehensive
plan amendment, the duration of the conceptual approval shall be two years from
whichever one of the following occurs at the latest date: '

1. The effective date of the local government's comprehensive plan amendment,

. The sffective date of the local government development order,

3. The date on which the District issues the conceptual approval, or

4. The date on which the District issues a final order pertaining to the resolution of any
Section 120.57, F.S., administrative proceeding or other legal appeals.

{c) For an individual or standard general environmental resource permit, the
construction phase authorizing construction, removal, alteration or abandonment of a
system shall expire five years from the date of issuance or such amount of time as made a
condition of the permit. _

(d) For an individual or standard general environmental resource permit, the operational
phase of the permit is perpetual for operation and maintenance.

(e) For a noticed general permit issued pursuant to Chapler 40E-400, F.A.C., five years
from the date the notice of intent to use the permit is provided to the District.

{2)(a) Unless prescribed by special permit condition, permits expire’ autornatically
according to the timeframes indicated in this rule. If application for extension is made by

.electronic mail at the District's e-Permitting website or in writing pursuant to subsection (3),

the permit shall remain in full force and effect until:

1..The Governing Board takes action on an application for extension of an individual
permit, or

2. Staff takes action on an applicalion for extension of a standard general permit.

(b) Installation of the project outfall structure shall not conslitute a vesting of the permit.

(3) The permit extension shall be issued provided that a permittee files a written request
with the District showing good cause prior to the expiration of the permit, For the purpose of
this rule, good cause shail mean a set of extenuating circumstances outside of the control
of the permittee. Requests for extensions, which shall include documentation of the
extenuating circumstances and how they have delayed this project, will not be accepted
more than 180 days prior lo the expiration date.

{4) Substantial modifications to Conceptual Approvals will extend the duration of the
Conceptual Approval for two years from the date of issuance of the modification. For the
purposes of this section, the term "substantial modification” shall mean a modification which
Is reasonably expected to lead to substantially different water resource or environmental
impacts which require a detailed review.

(5) Substantial modifications to individual or standard general environmental resource
permits issued pursuant to a permit application extend the duration of the permit for three
years from the date of issuance of the modification. Individual or standard general
environmental resource permit modifications do not extend the duration of a conceptual
approval. . .

(6) Permit modifications issued pursuant to paragraph 40E-4.331(2)(b), F.A.C. (letter
modifications) do not extend the duration of the permit. ,

(7) Failure to complete construction or alteration of the surface water management
system and obtain operation phase approval from the District within the permit duration
shall require a new permit authorization in order to continue construction unless a permit

" extension is granted.

Specific Authority 373.044, 373.113, 668.003, 668.004, 668.50 FS. Law Implemented
373.413, 373.416, 373.419, 373.425, 668.003, 668.004, 668.50 FS. History-New 9-3-81,
Amended 1-31-82, 12-1-82, Formerly 16K-4.07(4), Amended 7-1-86, 4-20-94, 10-3-95, 5-
28-00, 10-1-06.

.
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NOTICE OF RIGHTS

As required by Sections 120.569(1), and 120.60(3), Fla. Stat., following is notice of the opportunities which
may be available for administrative hearing or judicial review when the substantial interests of a party are
determined by an agency. Please note that this Notice of Rights is not intended to provide legal advice.
Not all the legal proceedings detailed below may be an applicable or appropriate remedy. You may wish to
consult an attorney regarding your legal rights.

RIGHT TO REQUEST ADMINISTRATIVE HEARING

A person whose substantial interests are or may be affected by the South Florida Water Management
District's (SFWMD or District) action has the right to request an administrative hearing on that action
pursuant to Sections 120.569 and 120.57, Fla. Stat. Persons seeking a hearing on a District decision
which does or may determine their substantial interests shall file a petition for hearing with the District Clerk
within 21 days of receipt of written notice of the decision, unless one of the following shorter time periods
apply: 1) within 14 days of the notice of consolidated intent fo grant or deny concurrently reviewed
applications for environmental resource permits and use of sovereign submerged lands pursuant to Section
373427, Fla. Stat.; or 2) within 14 days of service of an Administrative Order pursuant tp Subsection
373.119(1), Fla. Stat. "Receipt of written notice of agency decision” means receipt of either written notice
through mail, or electronic mail, or posting that the District has or intends to take final agency action, or
publication of notice that the District has or intends to take final agency action. Any person who receives
written notice of a SFWMD decision and fails to file a written request for hearing within the timeframe
described above waives the right to request a hearing on that decision.

Filing Instructions '

The Petition must be filed with the Office of the District Clerk of the SFWMD. Filings with the District Clerk
may be made by mail, hand-delivery or facsimile. Filings by e-mail will not be accepted. Any person
wishing to receive a clerked copy with the date and time stamped must provide an additional copy. A
petition for administrative hearing is deemed filed upon receipt during normal business hours by the District
Clerk at SFWMD headquarters in West Palm Beach, Florida. Any document received by the office of the
SFWMD Clerk after 5.00 p.m. shall be filed as of 8:00 a.m. on the next regular business day. Additional
filing instructions are as follows:

* Filings by mail must be addressed to the Office of the SFWMD Clerk, P.O. Box 24680, West Palm
Beach, Florida 33416.

* Filings by hand-delivery must be delivered to the Office of the SFWMD Clerk. Delivery of a
petition to the SFWMD's security desk does hot constitute filing. To ensure proper filing, it
will be necessary to request the SFWMD's security officer to contact the Clerk’s office. An
employee of the SFWMD's Clerk's office will receive and file the petition.

*  Filings by facsimile must be transmitted to the SFWMD Clerk's Office at (561) 682-6010. Pursuant
to Subsections 28-106.104(7), (8) and (9), Fla. Admin. Code, a party who files a document by
facsimile represents that the original physically signed document will be retained by that party for
the duration of that proceeding and of any subsequent appeal or subsequent proceeding in that
cause. Any party who elects to file any document by facsimile shall be responsible for any delay,
disruption, or interruption of the electronic signals and accepts the full risk that the document may
not be properly filed with the clerk as a result. The filing date for a document filed by facsimile shall
be the date the SFWMD Clerk receives the complete document.

Rev. 10/31/07 1
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Initiation of an Administrative Hearing

Pursuant to Rules 28-106.201 and 28-106.301, Fla. Admin. Code, initiation of an administrative hearing
shall be made by written petition to the SFWMD in legible form and on 8 and 1/2 by 11 inch white paper.
All petitions shall contain:

1. ldentification of the action being contested, including the permit number, application number,
District file number or any other SFWMD identification number, if known.

2. The name, address and telephone number of the petitioner and petitioner's representative, if any.

3. An explanation of how the petitioner's substantial interests will be affected by the agency

determination.

A statement of when and how the petitioner received notice of the SFWMD's decision.

A statement of all disputed issues of material fact. If there are none, the peition must so indicate.

A concise statement of the ultimate facts alleged, including the specific facts the petitioner

contends warrant reversal or modification of the SFWMD's proposed action.

7. Astatement of the specific rules or statutes the petitioner contends require reversal or modification
of the SFWMD'’s proposed action.

8. If disputed issues of material fact exist, the statement must also include an explanation of how the
alleged facts relate to the specific rules or statutes.

9. A statement of the relief sought by the petitioner, stating precisely the action the petitioner wishes
the SFWMD to take with respect to the SFWMD's proposed action.

ISR

A person may file a request for an extension of time for filing a pelition. The SFWMD may, for good cause,
grant the request. Requests for extension of time must be filed with the SFWMD prior to the deadline for
filing a petition for hearing. Such requests for extension shall contain a certificate that the moving party has
consulted with all other parties concerning the extension and that the SFWMD and any other parties agree
lo or oppose to the extension. A timely request for extension of time shall toll the running of the time period
for filing a petition until the request is acted upon.

If the District's Govening Board takes action with substantially different impacts on water resources from
the notice of intended agency decision, the persons who may be substantially affected shall have an
additional point of entry pursuant to Rule 28-106.111, Fla. Admin. Code, unless otherwise provided by law.

Mediation

The procedures for pursuing mediation are set forth in Seclion 1 20.573, Fla, Stat., and Rules 28-106.111
and 28-106.401-.405, Fla. Admin. Code. The SFWMD is not proposing mediation for this agency action
under Section 120.573, Fla. Stat,, at this time.

RIGHT TO SEEK JUDICIAL REVIEW '

Pursuant to Sections 120.60(3) and 120.68, Fia. Stat., a party who is adversely affected by final SFWMD action
may seek judicial review of the SFWMD's final decision by fiing a notice of appeal pursuant to Florida Rule of
Appeliate Procedure 9110 in the Fourth District Court of Appeal or in the appellate district where a party
resides and filing a second copy of the notice with the SFWMD Clerk within 30 days of rendering of the final
SFWMD action.

Rev. 10/31/07 2
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Last Date For Agency Action: 08-JUN-2009

GENERAL ENVIRONMENTAL RESOURCE PERMIT STAFF REPORT

fobE

Project Name:  Big Coppitt Commercial Center

Permit No.: 44-00423-P

< Application No.: 080717-3

Application Type: Environmental Resource (New General Permit)
Location: Monroe County, S22/T67S/R26E

Permittee: 678US1LLC

Operating Entity : Permittee

I: Y

s

Project Area: 2.31 acres

Project Land Use: Commercial

=

Drainage Basin: ATLANTIC OCEAN
Receiving Body: Groundwater Table, Atiantic Ocean

Special Drainage District: NA

Total Acres Wetland Onsite: .52
Total Acres Impacted Onsite : 52
Total Acres Presv/Mit Compensation Offsite: 1.79

Fee Title Land Donation As Mitigation: Yes
Conservation Easement To District: No
Sovereign Submerged Lands: No

PROJECT PURPOSE: Ao

This application is a request for an Environmental Resource Permit to authorize construction and
operation of a surface water management system to serve 0.52-acre of commercial development project
known as Big Coppitt Commercial Center located in Monroe County. Also, authorization is requested for
1.79-acres of offsite wetland/upland preservation area.

App.no.:  080717-3 Page 10of 7



1

EECEC R

K
s

erp_staff_report.rdf

PROJECT EVALUATION:

PROJECT SITE DESCRIPTION

The site is located between 1st Street and 4th Street on Big Coppitt Key, Monroe County. There are no
permitted surface water management facilities within the project area. The site contains 0.52 acre of high
marsh type of wetlands vegetated primarily with buttonwood and silverhead with some Australian pine
along the property boundaries. The site is surrounded by existing roads and development. The project

area also includes 1.79 acres of offsite high quality wetland/upland habitat that is surrounded by public
lands on Upper Sugarioaf Key.

PROPOSED PROJECT: 5 55~

This application is a request for construction and operation of a surface water management system to
serve a 0.52 acre commercial development. The application also includes a 1.79 acre offsite parcel to be
used for wetland mitigation (see Wetlands section). The proposed surface water management system for
the 0.52 acre commercial development will consist of stormwater inlets and swales. The proposed system
has been designed to retain the 25-year, 3-day storm event on site.

e

R

Construction:
Project:
Total Project
Building Coverage A2 acres
Pavement .22 acres
Pervious .18 acres
Total: 52

Discharge Rate :

The proposed surface water management system has been designed to retain the25-year, 3-day storm
event on site.

Control Elevation :

Basin Area Cirl Elev WSWT Ctri Elev Method Of
(Acres)  (ft, NGVD 29) ( ft, NGVD 29) Determination
Site - .52 _2/2 o __5.60__“ Wet Season Soil Borings

Water quality treatment for the 2.5 inches times the percent of impervious area will be provided within

swales. Silt fence will be installed per Exhibit 2.0 to ensure water quality will be maintained during project
construction.

Basin Treatment Method Vol Req.d
(ac-ft)

App.no.:  080717-3 Page 2 of 7
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Basin Treatment Method VolReq.d vol .
_ (ac-ft)  Prov'd
Site Treatment Dry Retention 14 .14

The Big Coppitt Commercial Center site contains 0.52 acre of wetlands vegetated by silverhead
(Philoxerus vermicularis) and green buttonwood (Conocarpus erectus). Residential and commercial
properties currently surround the property and the project site has been hydrologically isolated by the
Overseas Highway. Wetlands functions are provided by the project site; however, exotic vegetation and
stormwater runoff from adjacent properties have impacted these wetiands.

Mitigation Proposali:

As a result of the construction of the Big Coppitt Commercial Center project, all 0.52 acre of onsite
wetlands will be impacted. To offset these wetland impacts, offsite mitigation is proposed by the
applicant.

Offsite mitigation includes the preservation of a 1.79 acre parcel on Upper Sugarloaf Key. The property
contains exceptionally high quality habitat and is'surrounded by conservation lands currently within public
ownership. The proposed Big Coppitt Commercial Center offsite wetland presevation area includes 1.29
acres of saltmarsh and 0.50 acre of tropical hardwood habitat (Exhibit 3.1). This 1.79 acre conservation
area is proposed to be donated to the Florida Board of Trustees of the Internal Improvement Trust Fund.
Subsequent to the property transfer, the land will managed in perpetuity by the Florida Fish and Wildlife
Conservation Commission in accordance with the provisions of the Florida Keys Wildlife and

Environmental Area Conceptual Managment Pian and this permit (see Exhibit 3.2 and Special Condition
24).

Based on Chapter 62-345.100 of the Florida Administrative Code, a UMAM assessment (Uniform
Mitigation Assessment Method) of both the proposed impact site and offsite mitigation plan was
conducted (see permit file). Based on this assessment, all 0.52 acre of the proposed onsite wetland
impacts will be offset by the 1,79 acre Big Coppitt Commercial Center offsite wetland mitigation area.

No additional wetland impacts and/or construction activities are authorized under this permit.

App.no.:  080717-3 Page 3of 7
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Wetland Inventory :

CONCEPTUAL NEW -OFF SITE MITIGATION AREA

i : : ’
ﬁ‘te ?;t;e! Pre-Development i Post-Development
Pre i . 7 Pres. . .
Flue AA Acreage Current ' With Time Risk  Adj. Post Adj Functional
Type (Acres) Wo Pres | Project Lag (Yrs) Factor Fluccs Delta Gain/Loss
cs Factor
AAY OFF 642 Preservation 1.25 77 .90 1 1.00 90 642 17 146
AA2 OFF 642 Preservation .04 .00 .80 1 1.00 90 842 .810 032
AA3 OFF 426 Preservation 40 .90 1.00 1 100 90 426 .090 .036
AAd OFF 426 Preservation 10 .00 1.00 1 1.00 90 426 .900 .090

Total: 179 i 30

Wetland Inventory :

CONSTRUCTION NEW  -BIG COPPITT COMMERCIAL CENTER

st “Site]

id € T;;e} Pre-Deveiopment I Post-Development

R Pre o : . Pres. .
Fluc AA Acreage Current | With Time Risk  Adj. Post Adj Functional
¢ Type (Acres) Wo Pres g Project Lag (Yrs) Factor Factor Fluccs Deita Gain/Loss

A ON 642 Direct .52 57 .00 140 -.570 -.296

Total: .52 : -.30

Fluccs Code Description

140 Commercial And
Services

426 Tropical Hardwoods

642 Saltwater Marshes

Wildlifelssue &

The project impact site contains degraded habitat for wetland-dependent endangered or threatened
wildlife species or species of special concern. However, no wetland-dependent endangered/threatened
species or species of special concern were observed onsite. The offsite mitigation area contains high
quality wetland an upland habitat which will be preserved through the provisions of the Florida Keys
Wildiife and Environmental Area Conceptual Management Plan and this permit. This permit does not
relieve the applicant from complying with all applicable rules and any other agencies' requirements if, in
the future, endangeredithreatened species or species of special concern are discovered on the site.

LEGALISSUES: S £ ; ; o 358

The applicant currently possesses a contract to purchase the 1.79 acre offsite mitigation area. Upon
finalizing ownership of the offsite mitigation area, the applicant proposes to convey the 1.79 acre offsite
mitigation area to the Board of Trustees of the Internal Improvement Trust Fund of the State of Florida to
expand an existing regionally significant conservation area. The applicant has coordinated with both the
Florida Department of Environmental Protection to transfer property ownership and the Florida Fish and
Wildlife Conservation Commission to manage this parcel in perpetuity per the provisions noted in Exhibits

App.no.: 080717-3 Page 4 of 7
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3.1and 3.2.

Per the provisions of Exhibit 3.3, the applicant will provide the District documentation verifying both
ownership of the offsite mitigation parcel and the conveyance of this parcel to the Florida Board of
Trustees of the Internal Improvement Trust Fund. Subsequent to the conveyance of the offsite mitigation
parcel, the applicant will modify the Big Coppitt Commercial Center permit to reflect the revised ownership
and perpetual maintenance responsibilities associated with the 1.79 acre mitigation site.

No impacts to the onsite Big Coppitt Commercial Center wetlands are authorized until the provisions of the

proposed offsite wetland mitigation plan have been successfully implemented and documented by the
permittee.

CERTIFICATION AND MAINTENANCEIGF THE WATER MANAGEMENT SYSTEM: -8 i ivry
It is suggested that the permittee retain the services of a Professional Engineer registered in the State of
Florida for periodic observation of construction of the surface water management (SWM) system. This will
facilitate the completion of construction completion certification Form #0881 which is required pursuant to
Section 10 of the Basis of Review for Environmental Resource Permit Applications within the South Florida
Water Management District, and Rule 40E-4.361(2), Florida Administrative Code (F.A.C).

LT

Pursuant to Chapter 40E-4 F.A.C., this permit may not be converted from the construction phase to the
operation phase until certification of the SWM system is submitted to and accepted by this District. Rule
40E-4.321(7) F.A.C. states that failure to complete construction of the SWM system and obtain operation

phase approval from the District within the permit duration shall require a new permit authorization unless
a permit extension is granted.

For SWM systems permitted with an operating entity who is different from the permittee, it should be noted
that until the permit is transferred to the operating entity pursuant to Rule 40E-1.6107, F.A.C., the
permittee is liable for compliance with the terms of this permit.

The permittee is advised that the efficiency of a SWM system will normally decrease over time unless the
system is periodically maintained. A significant reduction in flow capacity can usually be attributed to
partial blockages of the conveyance system. Once flow capacity is compromised, flooding of the project
may result. Maintenance of the SWM system is required to protect the public health, safety and the natural
resources of the state. Therefore, the permittee must have periodic inspections of the SWM system
performed to ensure performance for flood protection and water quality purposes. If deficiencies are
found, it is the responsibility of the permittee to correct these deficiencies in a timely manner.

App.no.:  080717-3 Page 5 of 7



&_{'p_staff_report.rdf

A D

7

™

A T4y
R f

LR I

RELATED CONCERNS:

Water Use Permit Status:

The applicant has indicated that public water supply will be used as a source for irrigation water for the
project and that dewatering is not required for construction of this project.

This permit does not release the permittee from obtaining all necessary Water Use authorization(s) prior
to the commencement of activities which will require such authorization, including construction dewatering
and irrigation, unless the work qualifies for a No-Notice Short-Term Dewatering permit pursuant to
Chapter 40E-20.302(3) or is exempt pursuant to Section 40E-2.051, FAC.

CERP:

The proposed project is not located within or adjacent to a Comprehensive Everglades Restoration
Project component.

Potable Water Supplier:

Florida Keys Aqueduct Authority (PWS)

Waste Water SystemISupplier:_

On-site sewage treatment plant

Right-Of-Way Permit Status:

A District Right-of-Way Permit is not required for this project.
DRI Status:

This project is not a DRI.

Historical/Archeological Resources:

The District has received correspondence from the Florida Department of State, Division of Historical
Resources indicating that the agency has no objections to the issuance of this permit.

DCA/CZM Consistency Review:

The District has not received a finding of inconsistency from the Florida Department of Environmental
Protection or other commenting agencies regarding the provisions of the federal Coastal Zone
Management Plan.

Third Party Interest:

No third party has contacted the District with concerns about this application.

Enforcement:

There has been no enforcement activity associated with this application,

STAFF REVIEW:

App.no.: 080717-3 Page 6 of 7
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DIVISION APPROVAL:

ATURAL RESOURCE MANAGEMENT:

Barbara J. Conmy

SURFALE WATER MANAGEMENT:

Carlos A. DeRojas, p¥
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Impact Area Location Map
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[ Subject Property 0.52 Acres

[ Source: Monroe County Property Appraiser.
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1.0 PURPOSE

The intent of this report is to present an evaluation of impacts to wetland resources that
will result from the proposed development of the subject commercial property located
adjacent to 717 Overseas Highway, Big Coppitt Key, Monroe County, FL (see Impact
Area Location Map, Attachment 1). In addition, this report will provide a UMAM
evaluation of a proposed preservation area, to offset the affected resources (see
Preservation Area Location Map, Attachment 5). The assessment was commissioned
by the property owner, Joseph Clements, principal of 678 US 1, LLC.

2.0 ASSESSMENT OF IMPACT AREA

2.1 Description of General Impact Area

The 0.52-acre subject property consists of three RE numbers: 00149450-000000,
00149440-000000 and 00149430-000000. It is located between 4° Street and 4™ Street
on Big Coppitt Key and is accessed via a dirt road along the north side of the Overseas
Highway. A majority of the property consists of wetland area dominated by buttonwood
(Conocarpus erectus) and silverhead (Philoxerus  vermicularis, J.E.Smith) (see
Attachment 3). In addition, Australian pines (Casuarina equisetifolia) and Brazilian
pepper (Schinus terebinthifolius) are located along the east and west boundaries of the
property. The northwest corner of the property is maintained free of vegetation and
contains a large billboard sign. Large equipment tire tracks can be observed
transecting across the center of the property. Immediately east is a commercial building
and adjacent to the west is a crematorium. The north side is bordered by residential

homes, while the south side is bordered by the Overseas Highway and associated dirt
road.

Legal Description: Lots 6, 7 and 8, Block 1, Coppitt Sub Amended Plat Big Coppit Key
PB4-50 ORS564-756/759 OR774-322/323 OR911-1521/1525Q/C OR1179-1749
OR1867-2160 OR1942-1272/74QC OR1985-2113/14(CCT). (Monroe County, Florida,
Public Records)

2.2 Methodology

A site visit was made to the subject property by SWC staff, on June 11, 2007.
Photographs were taken at various locations around and within the subject property
(see Attachment 2). Data was collected for conducting a UMAM assessment and the
wetland jurisdictional line was visually determined through identification of wetland
indicator species, soil characteristics and visible ground elevation changes. A
subsequent site visit was conducted on March 4, 2008 and the jurisdictional line was
mapped using a sub-meter-accuracy Magellan GPS Mobile Mapper CE.

Using ArcMap 9.2, the jurisdictional line was overlain onto 2006 aerial photographs
acquired from the Monroe County Property Appraiser's Office. Acreage of the impacted

1
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wetland area to be affected by the proposed project was then calculated. Visual
presentation of this overlay is provided in Attachment 3.

> e

2.3 Species List

An Environmental Report & Vegetatio
Julie Cheon, Environmental Consult
general vegetation survey as it pertains to
not confirm the accuracy of the Cheon su

n Survey was conducted in September 2004, by
ant (see Attachment 11). SWC staff made a
conducting the UMAM assessment and did

rvey. Several years have elapsed since the

attached report was prepared. In addition, clearing has taken place at the property,
altering the vegetation. As a result, the plant species list provided in the attached report
will be referred to as a list of potential plants that would utilize the area. To supplement
that report, the following table provides a list of wildlife species that are anticipated to

utilize the assessment area,

Scientific Name Common Name Status
Procyon lotor auspicatus Keys raccoon Common
Sigmodon hispidus exsputus Lower keys cotton rat Uncommeon
Rattus rattus Black rat Common
Rattus norvigicus Norway rat Common
Mus musculus House mouse Uncommon
Anolis carolinensis carol. Green anole Common
Anolis sagrei Brown anole Common
Cnemidophorus sexlineatus sex|. Six-lined racerunner Common
Eumeces inexpectatus Southeastern five-lined skink | Common
Hemidactylus turcicus turcicus Mediterranean gecko Uncommon
Sphaerodactylus elegans Ashy gecko Common
Coluber constrictor priapus Southern black racer Common
Diadophis punctatus acricus Key ringneck snake Uncommon
Elaphe guttata guttata Corn snake Common
Opheodrys aestivus Rough green snake Common
Thamnophis sauritus sackeni Peninsula ribbon snake Common
Eleutherodactylus planirostris plan. Greenhouse frog Uncommon
Hyla cinerea Green treefrog Common
Osteopilus septentrionalis Cuban treefrog Common
Bubulcus ibis Cattle egret Common
Eudocimus albus White ibis Common
Falco sparverius American kestrel Common
Columbina leucocephala White-crowned pigeon Uncommon
Zenaida macroura Morning dove Common
Melanerpes carolinus Red-bellied woodpecker Common
Corvus brachyrhynchos American crow Occasional
Mimus polyglottos Northern mockingbird Common
Cardinalis cardinalis Northern cardinal Common
Agelaius phoeniceus Red-winged blackbird Common
Status source: NPWRC Checkiists of the United States (Florida Keys)
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2.4 Resuits of UMAM Impact Assessment

The following text presents detailed explanations for specific UMAM scores assigned to
the property.

Location and Landscape Support

The value of functions to fish and wildlife provided by an assessment area are
influenced by its landscape position and relationship to surrounding areas. The
assessment area is completely surrounded by development. Across the Overseas
Highway from the assessment area is a large, relatively-permanent water body
consisting of mudflats and sparse mangrove habitat. The assessment area may be
utilized as perching habitat by wading birds that forage in the nearby mudflats habitat.
However, due to its size, location and surrounding developed properties, it is highly
unlikely that the assessment area is utilized by any wetland fauna or listed species,
such as land crabs, marsh rabbits, and silver rice rats. In addition, due to its location
and surrounding habitat types, it is highly unlikely that the assessment area is a wetland
species seed source for other habitat types located nearby. Numerous trash items were
observed on the property. SWC staff has determined that the location and landscape
support of the assessment area is slightly above a minimal level of support to wetlands
and is valued at a UMAM score of five (5).

Water Environment

The quantity and quality of water in an assessment area—including the timing,
frequency, depth and duration of inundation, and flow characteristics—may facilitate or
preclude its ability to perform certain functions and may benefit or adversely affected its
capacity to support certain wildlife. The assessment area has no direct or indirect
connection with tidal waters. However, moderate soil moisture is present. Field
observation indicates that the soil moisture can be attributed to localized stormwater
runoff form adjacent properties. During the time of the site visit no standing water was
observed. SWC staff has determined that the water environment of the assessment
area is a moderate level of support to wetlands and is valued at a UMAM score of six

(6).

Vegetation and/or Benthic Community

Vegetation and structural habitat is a reflection of the overall condition of an assessment
area. The assessment area is dominated by buttonwood and silverhead. The east and
west edges of the assessment area contain Australian pine and Brazilian pepper, which
are invasive exotic species with an extremely-high potential for spreading. Although
other wetland species are present, the dominating silverhead is not the appropriate
plant species for this vestigial buttonwood flat community. Silverhead is typical of saline
sands and marls of coastal dunes and sand bars. The presence of silverhead is an
additional indicator of a site that has been disturbed or changed from its former plant
community. During the site visit, large equipment tire tracks were observed transecting
across the assessment area. SWC staff has determined that the community structure

MIAMT » FT. MEYERS - KEY WEST Impact Assessment & Mitigation Plan
Hneswannet 678 US 1 LLC, June 9, 2008
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of the assessment area is a moderate level of support to wetlands and is valued at a
UMAM score of six (6).

Total UMAM Scores for Impact Area

The following table provides a summary of the results of the impact assessment UMAM
evaluation (see Attachment 4 for detailed UMAM evaluation form).

Habitat Type Acres Delta = with-current) Functional Loss =acres x delta
wetland 0.52 0.57 0.30

3.0 ASSESSMENT OF MITIGATION AREA

3.1 Description of General Preservation Area

The 1.79-acre subject parcel, with RE number 00117490-000100, is located off the
southwest side of Crane Boulevard, just north of Rosalind Road, on Sugarloaf Key (see
location map, Attachment 5). The parcel consists of a 1.29-acre salt marsh wetland and
a 0.50-acre upland hammock. The parcel is zoned by Monroe County as Native Area,
is surrounded by protected natural areas and abuts several thousand acres of U.S. Fish
and Wildlife Service refuge lands. Property immediately across Crane Blvd. from the
parcel is zoned as Sparsely Settled and contains several privately-owned lots. See
Attachment 6 for an annotated aerial photograph showing ownership of the surrounding
private and conservation lands.

Legal Description: 25 66 27 Sugarloaf Key PT Govt Lot 3 A/K/A Lot 16 BLK 14 No
Sugarloaf Acres Sec Two OR564-756/759 OR783-630/633 OR811-179 OR911-
1521/1525Q/C OR930-1211 OR960-1600Q/C OR10890-325CT O. (Monroe County,
Florida, Public Records)

3.2 Methodology

A site visit was made to the subject property by SWC staff on February 21, 2008 and
photographs were taken at various locations (see Attachment 7). Data was collected to
conduct a UMAM assessment pursuit to Chapter 62-345.500 Florida Administrative
Code (FAC), and the wetland jurisdictional line was visually determined through
identification of wetland species, ecotones, and visible ground elevation changes.

Using ArcMap 9.2, the jurisdictional line was overlain onto 2006 aerial photographs
acquired from the Monroe County Property Appraisers Office. Acreage of the
preservation area was calculated. The assessment area was then divided into four,
smaller assessment areas based on their impact and development potential:

o 0.04 acres of wetlands potentially affected by direct impacts from future
development,
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o 1.25 acres of wetlands potentially affected by secondary impacts,
o 0.10 acres of upland hammock potentially affected by direct impacts, and
e 0.50 acres of upland hammock potentially affected by secondary impacts.

These four assessment areas (AAs) will be referred to as AA1, AA2, AA3 and AA4,
respectively. UMAM assessments were calculated for each of the four AAs. Visual
presentation of this overlay is provided in Attachment 8.

3.3 Results of Mitigation Assessment

The following text presents detailed explanations for specific UMAM scores assigned to
each AA.

3.3.1 . Assessment Area 1

Location and Landscape Support

Assessment area (AA)1 is a 1.25-acre salt marsh area located on a 1.79 acre parcel.
The subject parcel is surrounded by extensively-protected natural areas and abuts
several thousand acres of U.S. Fish and Wildlife Service refuge lands. In addition, the
parcel is on the high-priority list for the Florida Forever, Florida Keys Ecosystem project.
The AA is pristine habitat for a number of wetland fauna species, including several listed
species (Marsh rabbit, Syivilagus palustris paludicola, and Silver rice rat, Oryzomys
argentatus). Preservation of AA1 will prevent secondary adverse impacts resulting from
future development of the subject parcel. Development may include a 0.04 acre access
road through the wetland area to developable upland portions of the parcel. This
access road would cause landscape support disconnection of an adjacent protected
natural area, located southeast of the parcel. SWC staff has determined that the
community structure of AA1 has an optimal level of support to wetlands and is valued at
a UMAM score of nine (9). Without preservation the potential risk of development would
degrade the landscape support of AA1 to a UMAM score of seven (7).

Water Environment

AA1 is contiguous with water of Upper Sugarloaf Sound, and hydrology is provided by
tidal exchange. Development of the parcel may result in water quality degradation
through stormwater runoff and pesticide and fertilizer use. SWC staff has determined
that the water environment of AA1 currently has an optimal level of support to wetlands
and is valued at a UMAM score of nine (9). Without preservation, the potential risk of
development would degrade the water environment of AA1 to a UMAM score of eight

(8).

Vegetation and/or Benthic Community

The vegetation of AA1 is pristine salt marsh vegetation and is floristically diverse.
Development of the parcel would severely impact wetland vegetation through impacts
resulting from ancillary activites. SWC staff has determined that the community
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structure of AA2 currently has an optimal level of support to wetlands and is valued at a
UMAM score of nine (8). Without preservation, the development of the parcel would
degrade the community structure of AA2 to a UMAM score of eight (8).

The following table provides a summary of the UMAM scores for AA1:

Without Preservation With Preservation
1.25 | Landscape | Water Vegetation Landscape Water Vegetation
Acres 7 8 8 9 9 9

3.3.2 Assessment Area 2

Location and Landscape Support

AA2 is a 0.04-acre salt marsh area located on a 1.79-acre parcel. The subject parcel is
surrounded by extensively-protected natural areas and abuts several thousand acres of
U.S. Fish and Wildlife Service refuge lands. In addition, the parcel is on the high-priority
list for the Florida Forever, Florida Keys Ecosystem project. The AA is pristine habitat
for a number of wetland fauna species, including Marsh rabbit and Silver rice rat.
Preservation of AA2 will prevent direct adverse impacts resulting from future
development of the parcel. Development may include an access road through the
wetland area to the developable upland portions of the parcel. This access road would
occupy the entire 0.04-acre area, and cause landscape support disconnection of an
adjacent protected natural area, located southeast of the parcel. SWC staff has
determined that the community structure of AA2 currently has an optimal level of
support to wetlands and is valued at a UMAM score of nine (9). Without preservation,

development of the parcel would degrade the landscape support of AA2 to a UMAM
score of zero (0).

Water Environment

AA2 is contiguous with water of Upper Sugarloaf Sound, and hydrology is provided by
tidal exchange. Development of the parcel would completely remove the hydrology of
the 0.04-acre area and would result in water quality degradation to the surrounding area
through stormwater runoff and pesticide and fertilizer use. SWC staff has determined
that the water environment of AA2 currently has an optimal level of support to wetlands
and is valued at a UMAM score of nine (9). Without preservation, the development of
the parcel would degrade the water environment of AA2 to a UMAM score of zero (0).

Vegetation and/or Benthic Community

The vegetation of AA2 is pristine salt marsh vegetation and is floristically diverse.
Development of the parcel would completely remove wetland vegetation from the 0.04-
acre wetland area. SWC staff has determined that the community structure of AA2
currently has an optimal level of support to wetlands and is valued at a UMAM score of
nine (9). Without preservation, the development of the parcel would degrade the
community structure of AA2 to a UMAM score of zero (0).
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The following table provides a summary of the UMAM scores for AA2:

Without Preservation With Preservation
0.04 | Landscape | Water Vegetation | Landscape Water Vegetation
Acres 0 0 0 9 9 9

- 3.3.3 Assessment Area 3

Location and Landscape Support

AA3 is a 0.40-acre portion of hardwood hammock located on a 1.79-acre parcel. The
hardwood hammock provides direct landscape support to the adjacent wetlands. In
addition, the subject parcel is surrounded by extensively-protected natural areas and
abuts several thousand acres of U.S. Fish and Wildlife Service refuge lands.
Furthermore, the parcel is on the high-priority list for the Florida Forever, Florida Keys
Ecosystem project. . Preservation of AA3 will prevent secondary adverse impacts
resulting from future development of the parcel. Development may include clearing of a
0.10-acre portion of adjacent upland habitat, as specified in Section 9.5-347, Monroe
County Code. SWC staff has determined that the community structure of AA3 currently
has an optimal level of support to the uplands, and adjacent wetlands, and is valued at
a UMAM score of ten (10). Without preservation development of the parcel would
degrade the landscape support of AA3 to a UMAM score of nine (9).

Water Environment

As AA3 is an upland habitat, a UMAM score for water environment is not applicable,
pursuit to Section 62-345.500(6)(b) Florida Administrative Code (F.AC.).

Vegetation and/or Benthic Community

The vegetation of AA3 is pristine hardwood hammock vegetation and is a reference
model for Lower Keys hardwood hammock habitat. The hammock is floristically diverse
and supports extremely rare plants including two species of orchids and numerous
plants listed as endangered, threatened or regionally important by the federal, State and
local agencies. Development of the parcel would severely impact the overall hardwood
hammock community structure by creating an opening in the hammock canopy. SWC
staff has determined that the community structure of AA3 currently has an optimal level
of support to the uplands and adjacent wetlands, and is valued at a UMAM score of ten
(10).  Without preservation, the development of the parcel would degrade the
community structure of AA3 to a UMAM score of nine 9).

The following table provides a summary of the UMAM scores for AA3:

Without Preservation With Preservation
0.40 | Landscape | Water | Vegetation Landscape Water Vegetation
Acres 9 n/a 9 10 n/a 10

wavw.swaric.net 678 US 1 LLC, June 9, 2008
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3.3.4 Assessment Area 4

Location and Landscape Support

AA4 is a 0.10-acre portion of hardwood hammock located on a 1.79-acre parcel. The
hardwood hammock provides direct landscape support to the adjacent wetlands. In
addition, the subject parcel is surrounded by extensively-protected natural areas and
" abuts several thousand acres of US Fish and Wildlife refuge lands. Furthermore, the
parcel is on the high-priority list for the Florida Forever, Florida Keys Ecosystem project.
Preservation of AA4 will prevent direct adverse impacts resulting from future
development of the parcel. Development may include clearing of the entire 0.10-acres
portion of hardwood hammock, as per Section 9.5-347, Monroe County Code. SWC
staff has determined that the community structure of AA4 currently has an optimal level
of support to the uplands and adjacent wetlands, and is valued at a UMAM score of ten
(10). Without preservation, development of the parcel would degrade the landscape
support of AA4 to a UMAM score of zero (0).

Water Environment

As AA4 is an upland habitat, a UMAM score for water environment is not applicable,
pursuit to Section 62-345.500(6)(b) F.A.C.

Vegetation and/or Benthic Community

The vegetation of AA4 is pristine hardwood hammock vegetation and is a reference
model for Lower Keys hardwood hammock habitat. The hammock is floristically diverse
and supports extremely-rare plants including two species of orchids and numerous
plants listed as endangered, threatened or regionally important by federal, State and
local agencies. Development of the parcel would completely remove pristine hardwood
hammock vegetation from the 0.10-acre hammock. SWC staff has determined that the
community structure of AA4 currently has an optimal level of support to the uplands and
adjacent wetlands, and is valued at a UMAM score of ten (10). Without preservation,
the development of the parcel would degrade the community structure of AA4 to a
UMAM score of zero (0).

The following table provides a summary of the UMAM scores for AA4:

Without Preservation With Preservation
0.10 | Landscape | Water | Vegetation | Landscape Water Vegetation
Acres 0 n/a 0 10 n/a 10

3.3.5 Total UMAM Scores for Mitigation Site

The following table provides a summary of results for the mitigation assessment UMAM
evaluations of the four assessment areas within the proposed preservation site (see
attachments 8A thru 8D for detailed UMAM evaluation forms and refer to Attachment 6
for assessment area locations). Detailed explanations of these scores are provided in
the subsections above.
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Name Habitat Acres | Preservation | Delta Functional Gain = acres
Type Factor delta x preservation factor

AA1 wetland 1.25 0.9 0.13 0.15

AA2 wetland 0.04 0.9 0.90 0.03

AA3 hammock 0.40 0.9 0.10 0.04

AA4 hammock 0.10 0.9 1.00 0.09

Total 1.79 0.31

4.0 COMPARISON OF IMPACT AND MITIGATION UMAM SCORES

The overall evaluation of the 0.52-acre impact area finds that the habitat has a slightly-
above-minimal level of support to wetland flora and fauna. Development of this impact
area would result in a functional loss of 0.30 units. The overall evaluation of the 1.79-
acre proposed preservation area finds that it provides optimal support to wetland flora
and fauna. The potential risk of development to the preservation area moderately

degrades its function and support to wetland flora and fauna. Perpetual preservation of
the area would result in a functional gain of 0.31 units, thus providing sufficient
mitigation to offset the functional loss of 0.30 units at the impact site.

5.0 MANAGEMENT OF PRESERVED LAND

Following purchase of the preservation area, the applicant proposes to place it under
conservation easement acceptable to the South Florida Water Management District that
will be recorded with the Monroe County Clerk of the Courts. The applicant will then
convey fee-simple title of the property to the Division of State Lands, Florida
Department of Environmental Protection (DEP). Attachment 10 contains a letter from
DEP expressing their interest in accepting ownership of the property by setting a goal of
closing within 120 days. On June 6, 2008 Randy Grau, with the Florida Fish & Wildlife
Commission (FWC), confirmed that the parcel is within the Florida Keys Wildlife &
Environmental Area (WEA) acquisition boundary and FWC would accept management
of the parcel. Included in Attachment 10 is email documentation of this confirmation.




MLAMI « FT. MEYERS « KEY WEST Impact Assessment & Mitigation Plan
Ww.Swanc.net
b 678 US 1 LLC, June 9, 2008

~ ATTACHMENT 5
Preservation Area Location Map |

HAWKSBILL

- T
TEQUESGIA
5 —

s “f
CARIBE

[

Legend
Preservation Assessment Area

AR L
Source: Monroe County, 2008 Aerial Photograp
Monroe County Property Appraiser




Impact Assessment & Mitigation Plan
678 US 1 LLC, June 9, 2008

| ~ ATTACHMENT 6
Preservatlon Area Surroundmg Property Ownershlp

oty -—T";; ‘JF""F

T
by LYl

UsFws

" MONROE

MONROE

UsFws
; MONROE .

MONROE

Preservation Area
I Privately Owned Land
BB Conservation Land

P .*ﬂ
Source: Monroe County Property Appralser

Monrpe County Aerial Photoarap




-

LT

"

3

“H

| g |

Al

NOV-09-2008 ©89:57 ) ' :
FeB-ee~adaed 107D ....E'as

THIS FORM HAS BEEN APPROVED BY THE FLORIDA ASSOCIATION OFRS’ANDE FLORIDA

Contract For S_El,(! And Purchase

1* pARTIES: | WiV P A. FRANK {*Setler?),
2* and 051 L ___{"Buyer),
3 haubyagmmatSdaMseldewvstmﬂbwmwngdewbedRadﬁopenymdPwsonalProperty(co&ecﬁve!y'Propsm

4 pumammumwmmmmmmmmmmmmwmmmwmmm

§ L DESCRIFTION:
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16" H. PURCHASE PRICE (U.S. cumency)ieeeveeecrrninnnns veveees o easrreiseratssannsassraaeins T S —
17 PAYMENT: )

18* (2) Deposit heid In escrow by. . {Eacrow Agent) in the smourt of {checks aubjsct fo clearancs) s__i__
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. Charlie Cris
Florida Department of Gavernor
Environmental Protection Jeff Kottkamp
Marjory Stoneman Douglas Building Lt Governor

900 Co mwealth Boulevard, M.S. .
? Ooﬁumee, Florida 3239:.'3%403 s M'Ch“‘&"‘;ef:r‘;

July 15, 2008

Mr. Joshua Peele

SWC (Sandra Walters Consultants, Inc.)
6410 Fifth St., Suite 3

Key West, Florida 33040

Re:  Donation to Board of Trustees of the Internal Improvement Trust Fund of the State of Florida of
property located in Monroe County, RE Property Number 00117490-000100

Dear Mr. Joshua Peele:

Your file has been assigned to me, as the State’s Closing Agent. [ can be reached at the Florida
Department of Environmental Protection at (850) 245-2669.

We would like to set a goal of closing this within 120 days. Please be assured I will do 2l that [ can to

.close the donation of this property on the earliest possible date. However, before the State can schedule a

closing, the title insurance commitment, survey, and environmental site assessment must be received and
approved by the Division of State Lands,

It has been the Division's experience that certain issues can arise during a real estate transaction, which
can result in closing delays. Some examples of typical issues are fence encroachments, easements, deed
restrictions, dirt trails, and environmental concerns. If a potential issue is identified when the closing
products are examined, I will contact you and ask for your assistance in resolving these issues. Your
prompt assistance will help expedite this closing.

Should you have any questions regarding the closing process, please feel free to contact me, or Patrick
Cowen, Supervisor of Closing Services, Bureau of Land Acquisition, at any time.

Sincerely,
Judy Booth
Land Acquisition Agent
Bureau of Land Acquisition
Division of State Lands
JB/sb
cc: file

“More Protection, Less Process ™
wwwdep.state fl.us
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BOARD OF TRUSTEES OF THE INTERNAL IMPROVEMENT 0
TRUST FUND OF THE STATE OF FLORIDA ! [ .
n s 8 O Z‘ 1 7. &

AMENDMENT NUMBER TWENTY~NINE TO LEASE NUMBER 4153

THIS LEASE AMENDMENT is entered into this day of '

20 + by and between the BOARD OF TRUSTEES OF THE INTERNAL IMPROVEMENT TRUST

FUND OF THE STATE OF FLORIDA, hereinafter referred to as "LESSOR" and the

FLORIDA FISH WILDLIFE CONSERVATION COMMISSION, hereinafter referred to as
"LESSEE";

WITNESSETH
WHEREAS, LESSOR, by virtue of Section 253.03, Florida Statutes, holds
title to certain lands and property for the use and benefit of the State of

Florida; and

WHEREAS, on July 7, 1997, LESSOR and LESSEE entered into Lease Number
4153; and
WHEREAS, LESSOR and LESSEE desire to amend the lease to add land to the

leased premises and spacial conditions.

NOW THEREFORE, in consideration of the mutual covenants and agreements
contained herein, the parties herato agree as follows:

1. The legal description of the leasad premises set forth in Exhibit "A" of

Lease Number 4153 s hereby amended to include the real Property described in

Exhibit "A" attached hereto, and by reference made a part hereof.

2, Lease Agreement Number 4153 ig hereby amended to include the following

special conditions, which conditions shall only pertain to that land deseribed

in Exhibit “A” attached hereto and nade a part hereof:

a) LESSEE hereby agrees to retain the real property or water areas
described in Exhibit “A” in their natural, vegetative, hydrologie, scenic,
open, agricultural or wooded condition and to retain such areas as suitable
habitat for fish, plants or wildlife.

b} LESSEE agrees that those wetland and or upland areas included in

Exhibit “A” which are to be preserved pursuant to Permit Number

attached hereto as Exhibit “B,"” and by reference made a part

hereof shall be retained and maintained in the preserved conditions required
by the Permit.

2. It is understood and agreed by LESSOR and LESSEE that in each and every
respect the terms of the Lease Number 4153, except as amended hereby, shall

remain unchanged and in full force and effect and the same




ratified, approved and confirmed by LESSOR and LESSEE as of the date of this

amendment.

3. It is understood and agreed by LESSOR and LESSEE that this Amendment

Number Twenty-Nine to lLease Number 4153 ig hereby binding upon the parties

hereto and their Buccessors and assigns.

Page 2 of 6
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’ 20~, by Gloria c Barber, Operat:.ons and Management
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umber Twenty-Nine to Leage No, 4153

WD to pe,
Notary Publie, State of Florida
Print/Type Notary Name
Commission Numbey,

Commission Expires :

APproveg a3 to Forp and I-egality

By:
DEP Attorngy
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FLORIDA FISH AND WILDLIFE
CONSERVATION COMMISSION

by}

By: (SEAL)
Witness
]
-
. Print/Type Witness Name Print/Type Name
Title:
+ Witness
P "LESSEE"
o Print/Type Witness Name
[
& STATE OF FLORIDA
COUNTY OF LEON
s}
o The foregoing instrument was acknowladged befors me thig day of
r 20 : by as
. on behalf of the Florida F:.sh and Wildlife
,-: Conservation Commission. He/she is personally known to me or has Produced

as identification.

Notary Public, State of Florida

Print/Type Notary Name
Commigsion Number:

Commigsion Bxpires:
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Floricla Fish
and Wildlife
Conservation
Commissian

Cormnizsicner
Rodney Barreto
Chaii

Mizmi

Brian S. Yablonskl
Vice-Chair
Taltahassee

Kathy Barco
lacksorvilte

Ronald M. Bergeron
Fort Lauderdale

Richard A. Corbett
lampa

Dwight Stephenson
Delray Beach

Kenneth W. Wright
Winter Park

Cracutive Stals
Kenneth D, Haddad
Executivz Dirgctor
Nick Witey
Assistant Exetutive
Direclor

Karen Ventimigiia
Deputy Chief of Staff

Gl ¢f the
Exevtive Diracioe
Kenneth D. Haddad
Executive Director

{850) 487-3796

(850) 921-5786 FAX

Mariaging fish ana wildlife
resources for their lorg
term well-being and the
benefit of people.

T T R Rty

South Region

8535 Northiake Boulevard
Wes! Palm Beach, Finrida
33412-1207

Voice: (5611 625.5122
Heaimg, speecn mpaire:
(800Y955.8771(T)

{8001 935.87 70 1v:
MyFWC com

August 20, 2008

Barbara Conmy, Section Leader .

Regulatory Division

South Florida Water Management District

3301 Gun Club Road | ;
West Palm Beach, FL, 33416

Subject: Property on Crane Boulevard, Upper Sugarloaf Key, RE No. 00117490-000100

Dear Ms. Conmy:

This is to confirm that the Florida Fish & Wildlife Conservation Commission, (FWC) is
the designated manager of this parcel as part of the Florida Keys Wildlife and '
Environmental Area. FWC will accept management of this parcel unless there are
unresolved legal, title or environmental issues. This property will be managed in
accordance with the Florida Keys Wildlife and Environmental Area approved
Conceptual Management Plan (CMP). All properties within the Florida Keys WEA

are managed under the single-use concept, to protect and restore native plant
communities and wildlife habitat in perpetuity. You may use the following web link to
access the Keys WEA plan:

ZCMP/Florida%20Kevs®»2OWE AFlorida Kevs CMP_25202004-2014.

Please feel free to contact me if you require any additional information.

Sincgrely,
%&.&4 %‘4 "

Randy Grau

Manager, Florida Keys Wildlife & Environmental Area
PO Box 430541

Big Pine Key, FL 33043

305-872-0022

randy.grau@myfwe.com

Cc: Sandy Walters, SWC, Inc.
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STAFF REPORT DISTRIBUTION LIST

BIG COPPITT COMMERCIAL CENTER
Application No: 080717-3
Permit No: 44-00423-P

INTERNAL DISTRIBUTION

X

X
X
X
X
X
X
X
X

Eduardo J. Lopez - 4220

Robert F. Hopper - 4220

Carlos A. DeRojas, P.E. - 4220
Barbara J. Conmy - 4220

ERC Environmental - 4230

Florida Keys Service Center - 6830
H. Azizi- 4230

Permit File

R. Karafel - 6830

EXTERNAL DISTRIBUTION

XK XX XX XX

Permittee-6 78US1LLC

Adj Owner - Florida Keys Funeral Services L L C
Adj Owner - Joseph Clements

Adj Owner - Oneida Ferrer

Adj Owner - United Methodist Church Inc

Agent - Sandra Waters Consultants inc
Applicant-678US 1,LLC

GOVERNMENT AGENCIES

X

XX X X X

Bruce Franck, Environmental Manager - FDEP -
South District Branch Office

Div of Recreation and Park - District 5 - FDEP

Florida Department of Community Affairs Jerry Buckley
Judy Booth, Land Acquisition Agent -FDEP

Monroe County Engineer

Monroe County Planning Dept - Steve Ferris, Dev.
Review Coord.
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South Florida Water Management District
Work Schedule Requirements

Application No  : 080717-3

Mitigation Plan ID: BIG COPPITT
Activity

PERMITTEE SUBMITS DOCUMENTION OF OWNERSHIP OF OFFSITE MITIGATION
PROPERTY

Page 1 of 1

Due Date
30-APR-09

PERMITTEE PROVIDES DOCUMENTATION OF CONVEYANCE OF MITIGATION AREA TO FL  30-AUG-09

BOT

PERMITTEE MODIFIES PERMIT TO SHOW NEW 1.78 ACRE OWNERSHIP AND
RESPONSIBILITIES

30-SEP-09

Exhibit No : 3.3



Traffic Study



Big Coppitt Commercial Center

traffic study
T R P PP

prepared for:
The Craig Company

Traf Tech

ENGINEERING, INC.

October 2009



Traf Tech

ENGINEERING, INC.

November 2, 2009
Ms. Barbara Mitchell
The Craig Company
610 White Street
Key West, Florida 33040
Re:  Big Coppitt Key Commercial Center
Dear Barbara:
Traf Tech Engineering, Inc. is pleased to provide you with the results of the Level One
Traffic Study undertaken for the proposed Big Coppitt Commercial Center planned to be
located near Mile Marker 10 in Monroe County, Florida.
It has been a pleasure serving The Craig Company on this project.
Sincerely,
F TECH ENGINEERING, INC.

[€
Jdaquin E. Vargas, JI.E.
nior Transportatipn Engineer

(&,
8400 North University Drive, Suite 202, Tamarac, FloridaA33321
Tel: (954) 582-0988 Fax: (954) 582-0989
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INTRODUCTION

Big Coppitt Commercial Center is a proposed light industrial development planned to be
located on the bay side of Overseas Highway near Mile Marker 10 in Monroe County,

Florida. The location of the project site is illustrated in Figure 1 on the following page.

Traf Tech Engineering, Inc. was retained by The Craig Company to conduct a Level One
Traffic Study in connection with the proposed project. The study addresses trip
generation and the traffic impacts created by the proposed project by mile marker. This

study is divided into five (5) sections, as listed below:

1. Inventory

2. Trip Generation

3. Trip Distribution and Traffic Assignment
4. Traffic Analysis

5. Conclusions



Monroe County, Florida

BIG COPPITT
FIGURE 1
Big Coppitt Commercial Center
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INVENTORY

Existing Land Use

The project site is currently vacant and zoned SC — Suburban Commercial. The site
consists of two parcels (A & B). Each parcel has 11,250 square feet in area
(approximately 0.26 acres) for a total of 22,500 square feet. Figure 2 shows the existing

land uses located near the project site.

Proposed Land Use and Access

Proposed for the site are two 2,500 square-foot buildings for a total of 5,000 square feet.
Each building will be located within a separate parcel (separate properties). The two
buildings will be used for light industrial purposes. Access to the site will consist of two
full-access driveways off of a frontage road that is parallel to Overseas Highway.
Appendix A contains a copy of the proposed light industrial development.
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TRIP GENERATION

The trip generation for the Big Coppitt Commercial Center project was based on
information contained in the Institute of Transportation Engineer’s (ITE) Trip Generation
Manual (8" Edition). According to the subject ITE manual, the most appropriate “land
use” category for the proposed land use associated with this project includes ITE’s Land
Use 110 — General Light Industrial. Table 1 summarizes the gross trips associated with
the Big Coppitt Commercial Center project.

TABLE 1
Trip Generation Summary
Big Coppitt Commercial Center

Daily AM Peak Hour (PM Peak Hour)
Land Use Size Trips Inbound Outbound Total
Light Industrial | 5,000 sq.ft. 35 4 (1) 1(4) 5(5)

Source: ITE Trip Generation Manual (8" Edition)

As indicated in Table 1, the gross trips anticipated to be generated by the proposed
project consists of approximately 35 daily trips, approximately 5 AM peak hour trips, and
approximately 5 trips during the typical afternoon peak hour.

The trip generation rates used to determine the trip generation for the project are

presented below:

ITE Land Use 110 — General Light Industrial

Daily Trips
T=6.97 (X)
Where T = number of daily trips and X = 1,000 square feet of gross floor area

AM Peak Hour
T =0.92 (X) (88% inbound and 12% outbound)
Where T = number of AM peak hour trips and X = 1,000 square feet of gross floor area

PM Peak Hour
T =0.97 (X) (12% inbound and 88% outbound)
Where T = number of PM peak hour trips and X = 1,000 square feet of gross floor area




TRIP DISTRUBUTION AND TRAFFIC ASSIGNMENT

The trip distribution and traffic assignment for the Big Coppitt Commercial Center
project was based on the distribution of population areas and the transportation network
located in the vicinity of the project site. Due to the location of the site, it was assumed
that the majority of the project trips will arrive and depart to and from Stock Island and
Key West, both located southwest of the project site. Table 2 summarizes the trip
distribution used for the subject project.

TABLE 2
Project Trip Distribution
Big Coppitt Commercial Center

Direction % of Total Trips
North: Florida Bay 0%
South: Atlantic Ocean 0%
East: Big Pine/Marathon 35%
West: Stock Island/Key West 65%
Total 100%

Source: Traf Tech Engineering, Inc.



TRAFFIC ANALYSIS

This section of the study addresses the existing capacity conditions of Overseas Highway

near the project site and the project’s traffic impacts by mile marker.

Link Analysis

The link analysis compares the maximum number of reserve trips on US 1 through Big
Coppitt (per Monroe County’s Level of Service and Reserve Capacity Table) with the
project’s traffic impacts. Based upon a 65% / 35% trip distribution on US 1, the project
will add a maximum of 23 daily trips to Segment Number 3 located within Big Coppitt
Key. According to Monroe County’s Level of Service and Reserve Capacity Table (refer
to Appendix B), Segment Number 3 has zero (0) trips of reserve capacity. However,
during the travel time and delay study conducted to determine the reserve capacity of
US 1 near Mile Marker 10, Overseas Highway through Big Coppitt Key was under
construction. Therefore, the travel time conducted in 2009 was negatively affected by the
construction activities (the recorded speeds did not reflect normal traffic conditions).
Moreover, the improvements that were implemented on US 1 near Mile Marker 10 will
likely mitigate the minimal traffic impacts created by this Big Coppitt Commercial
Center project. This is supported by the 2008 reserve capacity conditions of Overseas
Highway near Mile Marker 10 (in 2008, US 1 had 124 trips of reserve capacity, measured

during non-construction/normal traffic conditions).

US 1 Impacts by Mile Marker

The first major key located northeast of the project is Big Pine Key. Big Pine Key is
located approximately 20 miles from the site. Therefore, it was assumed that the
maximum trip length will be 20 miles. The average trip length was assumed to be one-
half of the maximum trip length, or 10 miles. Based upon these trip length assumptions,
the US 1 segments identified in Monroe County’s Traffic Report Guidelines, and the
traffic assignment discussed previously, an estimate of the number of primary trips by



segment on US 1 was performed. Table 3 summarizes the number of primary trips by

segment on US 1 (Arterial Trip Assignment). As indicated in Table 3, this project will

add approximately 35 new daily trips.

Table 3

Arterial Trip Assignment Summary
Big Coppitt Commercial Center

Project Name: Big Coppitt Comm US 1 Mile Marker: 10.0
Location: Big Coppitt Key ITE Land Use: 110
Type of Dev.: Light Industrial Daily Trip Gen. Rate: 6.97
Project Size: 5,000 sq.ft.
Avg. Trip Length: 10 miles
Total Percent Percent US1 Percent % Impact Project
Daily Pass-By | Primary | Segment | Directional Based on Generated Reserve
Trips Trips Trips Number Split Trip Length | Daily Trips | Capacity
35 0% 100% 1 65% 70% 16 2,222
35 0% 100% 2 65% 80% 18 4,585
35 0% 100% 3 65%/35% 100% 23 0*
35 0% 100% 4 35% 90% 11 2,689
35 0% 100% 5 35% 80% 10 0**
35 0% 100% 6 35% 60% 7 2,484
35 0% 100% 7 35% 50% 6 1,530
35 0% 100% 8 35% 40% 5 2,704
35 0% 100% 9 35% 30% 4 2,573
35 0% 100% 10 35% 20% 2 338

Source: Monroe County and Traf Tech Engineering, Inc.

*Improvements conducted on Overseas Highway will likely provide reserve capacity and

will likely mitigate minimal project impacts.

**5% trip allocation includes 1,023 trips of reserve capacity




CONCLUSIONS

Big Coppitt Commercial Center is a proposed light industrial development planned to be
located on the bay side of Overseas Highway near Mile Marker 10 in Monroe County,
Florida. The project site is currently vacant and zoned SC — Suburban Commercial. The
site consists of two parcels (A & B). Each parcel has 11,250 square feet in area
(approximately 0.26 acres) for a total of 22,500 square feet.

Proposed for the site are two 2,500 square-foot buildings for a total of 5,000 square feet.
The two buildings will be used for light industrial purposes. Access to the site will
consist of two full-access driveways off of a frontage road that is parallel to US 1.

Traf Tech Engineering, Inc. was retained by The Craig Company to conduct a Level One
Traffic Study in connection with the proposed project. The study addresses trip
generation and the traffic impacts created by the proposed project by mile marker. The

conclusions of the traffic study are summarized below:

o The gross trips anticipated to be generated by the proposed project consists of
approximately 35 daily trips, approximately 5 AM peak hour trips, and
approximately 5 trips during the typical afternoon peak hour. Therefore, the new
trips generated by the Big Coppitt Commercial Center are considered insignificant

from a traffic engineering standpoint.

o The majority of the project trips are anticipated to arrive/depart to and from the
southwest (Stock Island and Key West).

o According to Monroe County’s Level of Service and Reserve Capacity Table,
Overseas Highway near Mile Marker 10 has zero (0) trips of reserve capacity.
However, the improvements that were underway during the travel time and delay
study conducted in 2009 will likely provide reserve trips for this roadway segment

and will likely mitigate the project’s minimal traffic impacts.
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APPENDIX B

2009 Level of Service and Reserve
Capacity — Monroe County
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APPENDIX A

Site Plan for
Big Coppitt Commercial Center



300 Foot Radius Report and Map
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Coordination Letters



Florida Department of Transi}ortatim

August 27, 2008

Rodney V. Corriveau, AICP
The Craig Company

610 White St.

Key West, Floridao 33040

SUBJECT :
Coordination Letter for Office/Retail Building

at Big Coppitt Key, Section 90020, MP 5.50

Dear Mr. Corriveau,

As per your August 1°%, 2008 letter, I am sending this coordination
letter, in order you may initiate the Permit Application Process.

I am enclosing FDOT Access and Drainage Permits Applications packages
for your review and use.

The Department no longer performs conceptual reviews since Florida
Administrative Codes Rule Chapter 14-96 was amended. Non-binding pre-
application meeting are held upon request, in which staff are
available to meet with you to give preliminary comments and provide
guidance in the permit application process; such meeting 1is

recommended.

Please submit the required permit application or schedule a pre-
application meeting at your earliest convenience. If you have any

further questions, please feel free to contact me.

Sincerely,

cc/files



/ David C. Ritz
Chairman

. Key Largo
Florida Keys 7
- : Sy
ice-
Aqueduct Authority ’ R e
Post Office Box 1239 )
1100 Kennedy Drive e '-'q‘"'?""—\ Rose M. Dell
Key West, Florida 33041-1239 @Eﬂ \'i, Ell \ Secretary/Treasure
Ak | \\ Big Pine Key
i J. Robert Dean
l

Key West

oeT 2 12009 \
|
CRAGCOMPANY |

THE A ReST FL
ctober 20, 2009 James C. Reynold:
Executive Director

Antoinette M. Appe
Marathon

Telephone (305) 296-2454 Q N
www.fkaa.com
oRES?

s

Jodell Roberts-Planning Technician
The Craig Company

P.O. Box 970

Key West F1 33041-0970

RE:  Proposed Building on Big Coppitt Key RE #s 00149430-000000,
00149440-000000 & 00149450-000100
Small Light Industrial Buildings

Dear Mr. Roberts:

This letter will serve as proof of preliminary coordination of the above referenced project with the
Florida Keys Aqueduct Authority.

Our Records indicate that there is an existing 12” water main in front of the property on Overseas
Highway and appears to be adequate to serve the proposed project. This site is also located within the
Big Coppitt Sewer District.

A complete set of Civil and Architectural plans will be required to determine meter requirements and
system development charges.

Enclosed is a Development Review Procedure Package.

Should you have any questions or require any further information please feel free to call me.

Sincerely Yours,
Florida Keys Aqueduct Authority

Ty

Marnie L. Thrift
Distribution Design Specialist

CC Sue Reich, Customer Service Manager Tavernier
Dori Anderson, Customer Service Manager Marathon
Irma Boveda, Customer Service Manager Key West



(305) 295-1000

1001 James Street

PO Box 6100

Key West, FL 33041-6100
www.KeysEnergy.com

UTILITY BOARD OF THE CITY OF KEY WEST
October 19, 2009

Ms. Jodell Roberts
The Craig Company
P.O. Box 970

Key West, FL 33040

RE: US. Hwy #1
Block 1, Lot #6
Big Coppitt Key, FL

Dear Ms. Roberts:

This is to acknowledge that the above mentioned party has begun a coordination
process with Keys Energy Services (Keys).

KEYS’ Engineering Section requests that they be provided with a full set of plans and
a Project Review Form (separate form for each new meter) for the referenced
project.

These plans are necessary in order for us to ensure that there is adequate service for
your project, as well as our existing, surrounding customers.

Please return the full set of plans and the Project Review Form to one of our Customer
Accounts Representatives.

Should you have any questions, please contact me at 295-1080.

Sincerely,

Armando Mira
Customer Programs Field Representative

AM/sh

Enclosures

c:

M. Alfonso, Supervisor of Engineering

B. Mitchell, Vice-President/Senior Planning Craig Co.
File: CUS-200



From: "Layne-Judy" <layne-judy@monroecounty-fl.gov>
Subject: Two Small Light Industrlal Buildings on Blg Coppitt
Date: October 21, 2009 11:55:36 AM EDT
To: <jodeli@craigcompany.com>
Cc: "Clarke-dudith" <Clarke-Judith@monroecounty-fl.gov>

According to the Monroe County Planning Department, a Letter of Coordination is not required by Engineering Services
for the above-referenced project per Judith S. Clarke, Director of Engineering Services, Monroe County. As the project
location is adjacent to US1, a Letter of Coordination-may be required from the Florida Department of Transportation
(FDOT).



BOARD OF COUNTY COMMISSIONERS

Mayor George Neugent, District 2
Mayor Pro Tem Sylvia J. Murphy, District 5
Kim Wigington, District 1

" OUNTY o} MONROE

KEY WEST FLORIDA 33040 Heather Carruthers, District 3
(305) 294-4641 Mario Di Gennaro, District 4
OFFICE of
the FIRE MARSHAL
490 63" Street

Marathon, FL. 33050
PHONE: (305) 289-6010
FAX: (305) 289-6013

The Craig Company
Attn: Jodell Roberts
PO Box 970

Key West, Fl 33040

October 16, 2009
RE: Letter of Coordination - Revised

Dear Jodell,

Pursuant to the requirements of the Monroe County Planning Department Development Permit Application, this
shall serve as the letter of coordination between the Monroe County Fire Marshal’s Office and the agent and/or
property owner for the light industrial building and Offices to be located at Big Coppitt Key.

1. The Fire Marshal’s Office enforces the Florida Fire Prevention Code (2007), The Florida Building Code
(2007), National Fire Protection Code (NFPA 1), Life Safety Code (NFPA 101) and related NFPA
standards as applicable and adopted by the State of Florida.

2. All fire rated penetrations shall be caulked with a UL approved product per manufacturer’s specifications.
A detail sheet shall be included with the final set of approved and sealed plans on each method used the fire
stop system. A single manufacturer of Fire Penetration sealant shall be used throughout the structure.
Expanding “foam” products shall not be permitted anywhere in the structure, including around electrical
and plumbing spaces.

3. Approved fire hydrants shall be provided for building to meet necessary fire flow requirements as
determined by the Fire Official, and approved by the Florida Keys Aqueduct Authority (FKAA). One
hydrant shall be required for this project, to be installed prior to the start of construction.

4. Fire Department access shall comply with NFPA 1, Ch.18.

It is understood that after conceptual review of the project has been granted, preliminary fire protection plans shall
be included with improvements to water supply via fire hydrant and shall be submitted to Fire Marshal’s Office
prior to final plan review and issuance of a building permit. Monroe County Fire Rescue provides fire suppression
service to the proposed project location.

Captain, Fire Prevention



Charlie Crist Ana M. Viamonte Ros, M.D., M.P.H.
Governor State Surgeon General

Date: October 26, 2009

To:  The Craig Company
Attn: Jodell Roberts

P.O. Box 970

Key West, FL 33

Re:  Light Industrial Building w/ Office/Retail Building (RE#001 49430,40,50-000000)

This memo will acknowiedge receipt of your recent request for a letter of coordination for the
proposed development of a light industrial building and office/retail building.

The Monroe County Health Department has reviewed the plans for the proposed development
and has no objections to this project. Please note that central sewage is currently available to
this property, and it will be a requirement to connect when construction is complete.

If you have any further questions please contact me at 305-809-5674.

MONROE COUNTY HEALTH DEPARTMENT
Gato Building
1100 Simonton Street
P.O. Box 65193
Key West, Florida 33041-6193
(305) 203-7500 » FAX (305) 292-6872



\ BOARD OF COUNTY COMMISSIONERS
Mayor George Neugent, District 2
Mayor Pro Tem Sylvia J. Murphy, District 5
Kim Wigington, District 1
Heather Carruthers, District 3
Mario Di Gennaro, District 4

OUNTY of MONROE

KEY WEST FLORIDA 33040
(305) 294-4641

Monroe County

Solid Waste Management

1100 Simonton Street, Room #2-231
Key West FL 33040

October 14, 2009

The Craig Company
P.O. Box 970
Key West FL 33040

Re: RE Numbers 00149430-000000, 00149440-000000 and 000149450-000000
2 Small Light Industrial Buildings on Big Coppitt Key
Gentlemen:

The proposed plan for your project; including demolition waste, waste reduction, and recycling; shows adequate
provision for solid waste and recycling management.

Waste Management of the Florida Keys is available to assist in the set up of any additional recycling services. Please
call 305-296-8297 for assistance.

Sincerely,

,/M M

Joan Sherry
Sr, Specialist, Customer Service



Plans -

Survey

Site Plan, Floor Plans and Elevations
Landscape Plan

Conceptual Drainage Plan

Please refer to attached plans.



Easy Peel Labels
Use Avery® TEMPLATE 5160®

678 US 1 LLC
728 PRADO CIR
KEY WEST FL 33040

BALIUS MARTA
724 PRADO CIR
BIG COPPITT KEY FL 33040

BROWN INES MARIA
421 AVEF
KEY WEST FL 33040

CLEMENTS JOSEPH P
728 PRADO CIR
KEY WEST FL 33040

4, {0 A
iFeed Paper

lig Coppitt Commercial Buildings 6-7-8 US 1,LLC  Minor Conditional Use

B  see Instruction Sheet i
=== for Easy Peel Feature }

V4l

7 FIRST STREET LLC
43 BAY DR
KEY WEST FL 33040

BALIUS MARTHA ISABEL TR
1/13/2003
PO BOX 5856

KEY WEST FL 33045-5856

CAFFREY JOSEPH F AND
WENDELIN H GLEASON
17367 E ALLAMANDA DR
SUGARLOAF KEY FL 33042

CONFIDENTIAL DATA F.S. 119.07

FERRER ONEIDA
717 A US HIGHWAY ONE
KEY WEST FL 33040

FREE GAYLEN R AND KIMBERLY A

211 AVENUE B
BIG COPPITT KEY FL 33040

LA PREMIERE EGLISE
EVANGELIQUE BAPTISTE
HAITIENNE

311 US HIGHWAY 1

KEY WEST FL 33040

MOREJON ELVIRA
11606 GRAND BAY BLVD
CLERMONT FL 34711-7854

SNYDER MICHAEL B
508 AVE E
KEY WEST FL 33040

VACCA ARTHUR AND DELORES
1610 LAIRD ST
KEY WEST FL 33040

Etiquettes faciles a peler
Utilisez le aabarit AVERY® 5160%®

FLORIDA KEYS FUNERAL SERVICES
LLC

328 TRUMAN AVE

KEY WEST FL 33040

GOULD TIMOTHY P AND DANIELLE
D

722 PRADO CIR

KEY WEST FL 33040

MONGELLI DAVID E AND KIMBERLY
ANN

504 AVE E

KEY WEST FL 33040

RUIZ MANUEL AND CHRISTINA
1 WEST CYPRESS TER
KEY WEST FL 33040

UNITED METHODIST CHURCH INC
2850 SW 27TH AVE
MIAMI FL 33133

VALDEZ WENDY LYNN
67-A AVE F 2ND ST
KEY WEST FL 33040

A

Sens de chargement

Consultez la feuille

AVERY®5160® i

Mailing Labels December 2009

ALONSO JOSE LUIS AND OLIVIA
723 PRADO CIRCLE
KEY WEST FL 33040

BOYD'S KEY WEST CAMPGROUND
INC

6401 MALONEY AVE

KEY WEST FL 33040

CASTILLO JESUS MANUEL JR AND
MONA LISA

19 BIRCHWOOD DR

KEY WEST FL 33040

DOT/STATE OF FLORIDA

TALLAHASSEE FL 32399

FLORIDA RESIDENTIAL
INVESTMENTS INC

PO BOX 987

INDIAN ROCKS BEACH FL 33785

JACKSON SUSAN C C/O GREG ESQ
MARK H

7885 SW 132 ST

MIAMI FL 33156

MONROE COUNTY
500 WHITEHEAD ST
KEY WEST FL 33040

SAYRE DOUGLAS E AND CYNTHIA J
344 SAGEWOOD DR
PORT ORANGE FL 32127

UNITED STATES OF AMERICA
PO BOX 10068
CHARLESTON SC 33040

VICTORES DANIEL AND MARY A
726 PRADO CIR
KEY WEST FL 33040

www.avery.com

d'inctriictinn 1.20N.-f~N-AV/EDV
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MAFP OF BOUNDARY SURVEY
LOTS 6, 7, and &, BLOCK |

AMENDED PLAT OF COPPITT SUBDIVISION

|
I BLOCK 2, LOT 23 | BLOCK2,10T | i
":;DAP/:géL | 50.00" & CAP #1557
l . Il OFFSET 1,65 SOUTH LOCATION MAP - N.T.5.
_ | e | o Noem
8 | | 8 =
S BLOCK | 3
0 | | 0 BEARING BASE:
g LOT & | LOT 7 | LOT 6 o DERIVED FROM PLAT
[

- G ALL ANGLES DEPICTED /
l | ARE 90 DEGREES UNLESS b
| | i OTHERWISE INDICATED &

AS
8 roLe siGn 5]
] | | A~
2y N
58 | I 8 274.24 (PLAT) / o
3% : | 272.87' (MEAS)
500 So0 50.0 A
1 conc O i 50 oo M L :No?szAg'l 587
FND 1/2°R : :N&;I:;Iskw
CONC UP
el S
R 3
3 }’ IVED
DEC 22 2009
BiKE FATY BY' 29108
ADDRESS:
e T T — — — — XXX OVERSEAS Hwy.
BIG COPPITT KEY, FL
200' RIGHT-OF-WAY 3 30 40
CL OVERSEAS HIGHWAY
CERTIFIED TO -

REPUBLIC BANK, its successors andjor assigns
6-7-8 US 1, INC.
ATLANTIC TITLE ¢ ABSTRACT CO., LLC.

LEGAL DESCRIPTION -

Lots €, 7 and 8, Block |, AMENDED PLAT OF COPPITT
SUBDIVISION, according to the Plat thereof as recorded
in Plat Book 4, Page 50 of the Public Records of Monroe
County, Florida.

'\

NOTE: LEGAL DESCRIFTIONS HAVE BEEN FURNISHED BY THE CLIENT OR HISHER REPRESENTATIVE,
PUBUC RECORDS HAVE NOT BEEN RESEARCHED BY THE SURVEYOR TO DETERMINE THE ACCURACY
OF THESE DESCRIPTIONS NOR HAVE AQUOINING PROPERTIES BEEN RESEARCHED TO DETERMINE

OVERLAPS OR HIATUS,

OR DESCRIBED DIMENSIONS UNLESS INDICATED

FOUNDATIONS BENEATH THE SURFACE ARE NOT SHOWN. MEASURED DIMENSIONS EGUAL PLATTED
OTHERWISE.

THE POLLOWING 1S A UST OF ABBREVIATIONS THAT MAY BE FOUND ON THIS SHEET.

I* = RON PPE PRC = PONT OF

R = IRON ROD cuRve

MEAS = MEASURED RIA = PERMANENT
NGVO = HATIONAL

FCC = POINT OF COMPOUND ROL = ROOP CVERIANG
UNE

FCP = PERMANENT CONTROL ROW = RIGHT OF WAY
TP = TYRCA.

PR @ PARKER KALO NAL RASE = UTWITY

L = PROPERTY LNe

POB = POINT OF BEGING UP = UTUTY POLE

- ANGE WM = WATER METER
A1 = POINT OF INTERSECTION

AR.E. REECE, P.A.

PROFESSIONAL SURVEYOR AND MAPPER

scae: 1*=30' | HEREBY CERTIFY THAT Trii$ wwawmm.mmmmmmmmmum
e WORK THE MINIMUM TECHRICAL STANDARDS AS SET FORTH BY THE AORIDA BOARD OF
paTe | 02/24/04 | PROFESSIONAL SURVEYORS AND MAPPERS ‘N CHAPTER 6 1G 17-6, FLORIDA ADMINISTRATIVE
Esion CODE, PURSUANT TO SECTION 472.027. FLORIDA STATUTES. THIS SURVEY, wna: SCHEDULE B
e 44~ HAS BEEN PROVIDED MCETS THE PROVISIONS GF PLORIDA ENDORSEMENT FORM
SUBPARAGRAPH |(B) use'reAas) | (BIS(ENCROACHMENTS), & |m)4mm5) SCHEDULE
Sheer I orF B HAS NOT BEEN PROVI
NOT VALID WITHOUT Tree
DRAWN BY: KB SIGNATURE AND THE RAISED
SEAL OF A PLORIDA.
CHECKED BY: RR SIGNED SURVEYOR AND MAPPER.
INVOICE NO.: 4022307 | ROBERT £ REECE, FSM #5632 PROFESSIONAL SURVEYOR AND MAPPER, LB #6584

>

#5 SHIPS WAY, BIG PINE KEY, AL 33043

OFFICE (305) 872 - 1348
FAX (305) 872 - 5622




i \ WILLIAM P, HORN
/ \ SITE -DATA ARCHITELT. PA.
\ / REFERENCE LOTA S:u»_h:
\ \ RO RIS o8 Thevpro rar LRGN
\ \ LAND USE - SC ISUBURBAN COMMERCIALL e
/ 1LORIDA
\ me
\
\ 3 26 5w
- J —— —— FAX 25 26 K3
[ ‘ s
= "
2 [
2
i (2 % [ /.G. "
. [ -
= e» I VT
o ¥
oo\ v M
=\ PN
RETA | Y ) we PaRgNG Lora:
g \ ' | _ REQUIRED INDUSTRIAL 2 SPACES /1000 S.F » 3 SPACES.
— — | FOR 2300 S §
- / ll'—‘ PO [ _ — PROPOSEDY 7 STACES
[ \ : o) |
‘ I 1 5 g 103
y | I = y : I o RBURES “TibGsrmaL 2 sraces nows . spaces ron COMMERCIAL BUILDING
\ . T | BUILDING “A° 250 SF CSHICHWAY 1
N i .* e | & +10.08° H PROPOSED - 7 SPACES BIC COPPTI KLY, 1L
/ { ./ L_l o m.ml = 2 ; wr T \_/= o kRl | a2 we wn S b ST o0 meoumeuenTs A0
\ %A\_ T S = e E = CODES AS REQUIRED BY MONROE COUNTY AND F.EMA.
S g 1] o s 1 ||F _ e e
rour | .._ conc. e w0 __ f” +5.0°, THEN RAMPING UP TO +10.0° HIGH FOR THE
| i - fo S FRGSHED FLOOR TO BE +10'~ 1" (ABOVE FLOCD)
0O | gl = @ oo o . — *_r Li] _
m A n . -2 arva-re. R ~ 4r8'
H ~— - < . m \ —
m 9 A U e __1L_¢ [A=] :
® ’ \ 2 I R
QO . ,w,_\
~
Q
< | Q
—_ ")
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3 18020 w3,
m SITE LIGHT DETAIL
g ASTMETRICAL REPLECTORS
gaomc “u At Vs Fol s s Prorexy (a3 T e
WITHOLT WRITITN
AUTHORIZA TION BY
— WILUAM P HORN
gL _ BUILDING DATA B
10-2504
I USE: UGHT NOUSTRIAL 07-24-09 DRC
. 110109 PLBD.
— PROPOSED ENCLOSED AREA:  2,405.49 §F.
PROPOSED COVERED AREA: 2.821.33 SF.
[ X%} .
—— — -—— PROPOSED ENCLOSED AREA: 240540 SF.
PROPOSED COVERED AREA: 2,621.33 SF.
m_,_._ﬁ PLAN 11
@/W ALL SITE INFORMATION OBTAINED SCALE: 17=1D'-0"
FROM SURVEY BY R.E. _REECE, P.A, ON 2:25-08.
o

COMMERCIAL BUILDING
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BIG COPPI It KEY. FLORIDA
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PROPOSED OFFICE-RETAIL BLDG. PLAN

ALL SITE INFORMATION OBTAINED SCALE:
FROM SURVEY BY RE REFCE, P.A ON 2-25-08.
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PROPOSED WEST ELEVATION

PROPOSED FRONT ELEVATION-BUILDING A’ (BUILDING 'B’' IS MIRROR IMAGE)

" UscaE: 1/8"=r-0"

PROPOSED NORTH ELEVATION

T SCALE: 1/8°=1'-0"

SCALE: 1/8°=1'-0"
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ARCHITECT ,PA.

AILATON §1
Koy Wi
HLORIDA
e

L 3 28 407
FAX 30 26 %)

LKLY S0
Ax oxma

COMMERCIAL BUILDING
'S RIGHWAY

B1G COPPFKEY. IL

W1 IHOL | WRITILY
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Oruinage Calculstions
Water Quanity - Predervelopment
Projoct Area 0517 ac
Pervious Area 0517 ac
Imporvous Area 0000 #c
% Impsndous. ©.00%
Rainfal for 25y24/v evart (P) 8 i
Rairéallfor 25y73day event (P) 1087 In
Depth to Watsr Tablo <t
Predeveloped Avaltable Storage 03 In
Soll Storago (S) = (0.30 NX1-0.00) = 030 I
Cpre=(P-028 ~(1007-RAOAL = 1052 in
(P+0.8S) (10.67 +(0.2)03)
Runoff Volume from 26 year' 3 day storm 5.43 scin
Wister Quanty - Posidoveiopment
Projoct Area 0517 &
Pendous Area 0.184 ac
Impervous Ares 0333 ac
% Impeorvous 84.4%
Raintall for 25y24tv evert (P) 8 In
Rainfall for 26y/3day evert (P) 1087 in
Depth 1o Wator Table 30
Developed Aveliable Storage 495 in
ol Storage (5) = (4.95 N)Y1-0844) = 176 In
Qpost=(P-0251" *(1087- 02170 = 901 I
(P+08S) (1087 + (0.8)1.76)
Runoll Volume from 25 yss#/ 3 day storm 488 scin
Posidevelopment - Predevelopment
Vokuma = Qpost (A) - Cpre (A) 078 soin
Wator Quakty
Projact Area. 0517 =c
Surface Water 0.000 ac
Roof Arsa 0116 ac
PavemaniWalkways 017 &<
Pervious srea 0184 ac
Sio area for Warter Queity
(Total aree- {warier susfuce + roof arsal) 0401 [
Impervious area for Watar Quality
(Sito area for Water Cumllty - Poriows area) 0217 ac
% Inpendous for Water Quattty 542%
% Inpervious (Wator Qualty) Smes 28 Inches 135 In
A) One inchof runoff from project area 0517 acin

8) 2.5 inches tmes porcent impervous 0009 _sodn

Water Quanity Vs. Waler Quakty
POST Devalopment Quanfity of Runolf
07T

Vohume A Provided:

0517

77

o

Yolume 8 Provideck 1,387  of
Tolal Vokme Provided: 2,174 o

provided 2,174 cf. > required 1,269 c.L.

19725

2,500
14,500

o

o
o

16,698 sf

a & sanAn

‘Wainr Quanity Water Quality
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US 1 ACCESS ROA s

PEREZ ENGINEERING

& DEVELOPMENT, INC

55555

BIG COPPITT COMMERCIAL

MILE MARKER 10, OVERSEAS HW.

BIG COPPITT KEY, FL 33040
DRAINAGE & GRADING PLAN
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Monroe County Code Requirements per Parcel:

LAND PLANNERS & DESIGNERS

AESONT/TOURLSM AANNDSS 4 um iy sroamen

COMPREENSTVE PLANNING.

1 A Class €, 10" wide, 150" long
] i St Reguired Plont Materiol Brovided Plant Matesial

T
|

w

L

i I

:

¢

4

i
1 3]
PR
{ i
]mmv

1 ot
ST 2 SC/IS District Boundary Buffer (North Property Line)
N - Class  (1/2),10° 75" long 8
: k) Required Plant Material Provided Plant Material
P ALONG "A® \.\ RISt Shab Canopy Tree: 3 Canopy Tree: 3
& EL+10.08° ! \ Tree: 2 L Tree: 2
7R Yy Tree: ree:
5 Ry Shrub: 11 Shrub: 29
= FOmSY T Barking Lot Landscape
A M il Class A, 7 spaces
104 S z Regquired Plant Material Provided Plant Material Lot A
4 A ~ Landscape Area: 4375.f. Landscape Area: 475 s.f.
— A T _ o ot Canopy Tree: 2 Canopy Tree: 3
LD F / Understory Tree: 0 Understory Tree: 2 [7)]
| 4 E Shrub: 5 Shrub: 33 <
[y .‘%\ Tuat - e -B-Native Shrub 2 D
Y A.Z.\..y. : Landscape Area: 750 5.1,
¥ \ﬂ.rl/. 1 =S et Carpy Tres ¥ ._.-dn.‘_.wﬁ 6
T _ 2 Shrub: 33 m
7ANT - 11-Notive Shrab M
> 3, N
; b -
7 i 3 -
¥ 3
- YF ;,m - T i ®__ 7 S PLANT MATERTAL 0
: _x ., / @ IR 1. All propased Plant Material shall be Native. Specific species shall =
£ BT = “3-tative St 1 . e ~ 2Hlative S 2 be determined with Building Permit submission, U
i R o s o \ . (- <
E - X
( .\\\MP “” / = wrr Qo © __ anoec e _. e A0 Natien, S m “ °
d '\\ ) v € +1008" - Q
i < - S s o
i » \ & | ..H.....l. e 2ndurstury Trae o]
: A._U i e GENERAL NOTES: -
= <A
= £l
= | => —re Y ) ool
. TN Netive Shrub 2 Plants shelbe frea of dleame end
e w G M AT vt Dasiper
i : R Loy e e b
7 [ Y - S pant DEC 92209
' 7 - 1y practicas. 7 matter, 13 native soll end 1/3 campucted mars, Y: Y
_..- S A 1) 3. Pianting beds shall ba mulched 14  depth of 3* with cloen, weed frae, thradded hardwesd mudch o aquivalent, =
wd per Drainaga P,
: AN disserssiong 1o be fickd cheched. REVISIONS:
provide et mteriel,
Claar Elactrical Comtrecter, etc.
Site Triongle 9. Londsceps: Contracter shall comtact "Coll Surshing” o1 (§00) 4324770 for lecatien of endergraund
7 wtilities, Comtracter shall allow 48 hourt far marking. E!zg'l “hﬂs
10, Tiw Contracter shall gurastes the ivtelletion of the phant mataria for s paried of 180 doys frem oeam
CONCEPTUAL LANDSCAPE PLAN ity — . o
replecemant meturial of the swma dira, pornm, specios and veriaty dus ts death, disfigurement, Sem
- Lb-1

SCALE 1" = 10'0”
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